Board of County Commissioners
Canyon County Development Services
ADDENDUM: (CR) RZ2021-0056 & SD2021-0059

HEARING DATE: June 10, 2024

Middleton 187, LLC

OWNER: 15 L and Holding, LLC

APPLICANT/REP: Ardurra

PLANNER: D0 Root
Principal Planner
CASE NUMBER: (CR)RZ2021-0056 &

SD2021-0059

The subject properties, four parcels comprising 217 + acres, are located between

LOCATION: Duff Lane and Lansing Lane north of Foothill Road in a portion of the SW ¥4 and
the SE % of Section 33, T5N, R2W, BM, Canyon County, Idaho. The subject
property is located within the Middleton Area of City Impact.

PROJECT OVERVIEW:

The applicant is requesting a Conditional Rezone of approximately 217 acres from an “A” (Agricultural)
zone to “CR-R1” (Single-Family Residential) zone subject to a Development Agreement with Canyon
County (see PZ SR Exhibit 4).

The properties are designated “Residential” in the Canyon County 2020 Comprehensive Plan (Exhibit 32).
This area of the county has been transitioning to residential for many years and is currently experiencing
significant development pressure. The property is surrounded by residential development including rural
residential parcels created by land division, subdivisions created through conditional use permit processes,
and through county rezone and subdivision platting processes (see PZ SR Exhibit 29 and 31).

The property is located within the Middleton Area of City Impact (AOI). The proposed development is
subject to a pre-annexation agreement with the City of Middleton providing for municipal services including
water and sewer for the project (See PZ SR Exhibit 15).

The applicant is also requesting approval of a preliminary plat, phasing plan, landscape, irrigation, drainage,
and hillside development plans for Farmington Hills Subdivision. The proposed development contains 492
total lots inclusive of 421 residential lots with an average lot size of 12,804 sg. ft. and 71 common lots. The
proposed gross density is 1.94 DU/Acre (gross area=216.65 acres) with the net residential density of 3.40
DU/Acre (residential area=123.8 acres). The expected build-out of this project is 7-10 years. (see PZ SR
Exhibits 3-7&9)

On January 8, 2024 DSD Staff provided draft FCOs for recommendation of approval for the Planning and
Zoning Commission’s consideration subject to development agreement conditions and compliance with
Canyon County Code of Ordinances, agency requirements including the design and construction of
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intersections on State Hwy 44, the installation of municipal services inclusive of water and sewer, and
compliance with landscaping and pathways plans. See Staff Report (Exhibit C) for analysis and project
review.

Planning and Zoning Commission Summary:

On January 18, 2024 and March 7, 2024, at duly noticed hearings, the Planning and Zoning Commission
considered the staff’s analysis (Exhibit C inclusive of exhibits), agency comments, and public testimony (see
PZ Hearing Minutes: Exhibits P, Q, R). After considering all of the information, the Planning and Zoning
Commission found the requested land use change premature as there is no current path to annexation, the
land is in productive agricultural use and should be protected, and the density of the project is not consistent
with the surrounding area and properties. The Commission also found that the area schools and
transportation system would be negatively impacted. The Commission found it would be detrimental to the
character of the area and impact existing adjacent agricultural uses. Therefore, the Planning and Zoning
Commission recommended denial of the requests for both the rezone and preliminary plat and provided
recommended findings and conclusions for the Board’s consideration (see Exhibits A and B).

PROCEDURAL:
The noticing and hearing procedures were conducted in accordance with CCZO Avrticle 5 Notice, Hearing
and Appeal Procedures. The Planning and Zoning Commission heard this case on January 18, 2024 and
continued the case to March 7, 2024. On March 7, 2024 the Planning and Zoning Commission forwarded
Case Nos. RZ2021-0056 and SD2021-0059 to the Board of County Commissioners with a recommendation
of DENIAL and requested that the findings and conclusions for criteria #2, 3, 4, and 8 be revised to reflect
the decision. The revised FCOs for RZ2021-0056 and SD2021-0059 (see Exhibits S and T) were signed by
the Commission on March 18, 2024.

Application materials and comments received from agencies and the public by the comment period deadline
for the Planning and Zoning Commission’s consideration are attached as Exhibits #3-#58. The Planning
and Zoning Commission accepted late Exhibit #59 at the hearing on March 7, 2024. Comments and
submittals from the applicant, affected agencies, and the public prior to the BOCC hearing comment period
deadline are attached as Exhibits D through O and U through VV.

DECISION OPTIONS:

Staff recommends the Board of County Commissioners open a public hearing and discuss the proposed
applications for a conditional rezone from “A” (Agricultural) to “CR-R1” (CR-Single Family Residential)
and a preliminary plat, phasing plan, landscape, irrigation, drainage, and hillside development plans for
Farmington Hills Subdivision.

For Case No. RZ2021-0056: a proposed conditional rezone from “A” (Agricultural) to “CR-R1”
(conditionally zoned Single-Family Residential) for four (4) parcels totaling approximately 217 acres
subject to a development agreement with Canyon County:

= The Board of County Commissioners may approve the conditional rezone as proposed or amended and
direct staff to make findings of fact to support this decision;
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= The Board of County Commissioners may deny the conditional rezone and provide the actions, if any,
that the applicant could take to gain approval,

= The Board of County Commissioners may continue the discussion and request additional information
on specific items.

For Case No. SD2021-0059: Farmington Hills Subdivision preliminary plat, phasing plan, irrigation plan,
grading and drainage plan, and hillside development plan for a proposed 492 lot development including 421
residential lots with an average lot size of 12,804 sg. feet. The development, if approved, will have
municipal sewer and water, paved public roads with curb, gutter and sidewalks, and pressurized irrigation
and is subject to a pre-annexation agreement with the City of Middleton

= The Board of County Commissioners may approve the preliminary plat and associated plans as
proposed or amended and direct staff to make findings of fact to support this decision;

= The Board of County Commissioners may deny the preliminary plat and associated plans as proposed
and direct staff to make findings of fact to support this decision. The Board shall provide the actions, if
any, that the applicant could take to gain approval;

= The Board of County Commissioners may continue the discussion and request additional information
on specific items.

ATTACHMENTS/EXHIBITS:

Exhibit A Draft BOCC FCOs Conditional Rezone RZ2021-0056
Exhibit B Draft BOCC FCOs Preliminary Plat SD2021-0059 Farmington Hills Sub
Exhibit C Planning and Zoning Staff Report with Exhibits
Exhibit # 1 Parcel Tool information sheets
Exhibit # 2 Staff DRAFT FCQO’s for approval
Exhibit # 3 Preliminary Plat, grading and drainage, irrigation plan
Exhibit # 4 Applicant Letter of Intent
Exhibit # 5 Master Application- Hillside Development Application
Exhibit # 6 Master Application- Slope Stabilization & Revegetation Report
Exhibit # 7 Master Application-Irrigation Plan
Exhibit # 8 Master Application, neighborhood meeting information
Exhibit # 9 Applicant emails: LOS, secondary fire access, stub roads
Exhibit # 10 Traffic Impact Study revised (portion of) pages 1-50: dated 11-7-2023
Exhibit # 11 Middleton Fire District Agency Response
Exhibit # 12 Middleton School District Agency Response
Exhibit #12A Middleton School District
Exhibit # 13 Middleton School District / Middleton 187, LLC MOU
Exhibit # 14 City of Middleton email correspondence-sidewalks and pathways required
Exhibit # 15 City of Middleton- Pre-annexation Agreement (DRAFT) see Exhibit UU for
signed Agreement.
Exhibit # 15A Applicant — Hethe Clark email Pre-Annex Agreement
Exhibit # 16 Highway District #4 (HD4) Board response
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Exhibit # 17
Exhibit # 18
Exhibit # 19
Exhibit # 20
Exhibit # 21
Exhibit # 22
Exhibit # 23
Exhibit # 24
Exhibit # 25
Exhibit # 26
Exhibit # 27
Exhibit # 28
Exhibit # 29
Exhibit # 30
Exhibit # 31
Exhibit # 32
Exhibit # 33
Exhibit # 34
Exhibit # 35
Exhibit # 36
Exhibit # 37
Exhibit # 38
Exhibit # 39
Exhibit # 40
Exhibit # 41
Exhibit # 42
Exhibit # 43
Exhibit # 44
Exhibit # 45
Exhibit # 46
Exhibit # 47
Exhibit # 48
Exhibit # 49
Exhibit # 50
Exhibit # 51
Exhibit # 52
Exhibit # 53
Exhibit # 54
Exhibit # 55
Exhibit # 56
Exhibit # 57
Exhibit # 58
Exhibit # 59

HD4 shared access clarification Phase 13 Lots 3 & 4
HD4 Agency Response — PP Reviews

ITD Agency Response 11-17-23

BCID Agency Response and PP review
Williams Northwest Pipeline email
COMPASS Agency Response

Idaho Department of Fish and Game
Canyon Soil Conservation District

Idaho Department of Environmental Quality
Engineering: Keller Reviews (pre BCID and HD4 revisions)
Farmington Hills Phasing Plan wistaff notes
Maps: Case Map and Report

Maps: Subdivision Map and Report

Maps: Zoning Map

Maps: Small Aerial

Maps: Future Land Use Map (2020)

Maps: Middleton Future Land Use Map
Maps: Nitrate Priority and Wells

Maps: TAZ Households

Maps: Soils, Farmland and Reports

Maps: Contour Map

Maps: Dairy, Feedlot, and Gravel Pit Map
Maps: Lot Classification

Site Photos

Greg Baker email questions

Ron Saunders

Denise & Jon Rhodes

Connie M. Hanson

Katie Weshora

Greg Sexton

Antonio M. Conti, PE, PLS

Stop the Development Farmington Hills petition (digitally signed 143 persons)
Takagi Family

Jackie Grayson

Bart Grayson

Donna Goelz

Phil Goelz

GeoTek Report

Hydrology Report

Landscaping Plan

Applicant Presentation

IRC Chapter 4 Foundations reference page
Report-Lot Classification submitted by Mike Wedman 3-7-2024
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ADDITIONAL EXHIBITS received after the PZ hearing comment deadline or prior to the Board of County
Commissioner hearing and PZ hearing documents:

Exhibit D
Exhibit E
Exhibit F
Exhibit G
Exhibit H
Exhibit |

Exhibit J

Exhibit K
Exhibit L
Exhibit M
Exhibit N
Exhibit O

Exhibit P
Exhibit Q
Exhibit R
Exhibit S
Exhibit T

Exhibit U
Exhibit V
Exhibit W
Exhibit X
Exhibit Y
Exhibit Z
Exhibit AA
Exhibit BB
Exhibit CC
Exhibit DD
Exhibit EE
Exhibit FF
Exhibit GG
Exhibit HH
Exhibit 11
Exhibit JJ
Exhibit KK
Exhibit LL
Exhibit MM
Exhibit NN
Exhibit OO
Exhibit PP
Exhibit QQ
Exhibit RR
Exhibit SS
Exhibit TT
Exhibit UU
Exhibit VV

Exhibit WW
Exhibit XX

City of Middleton 1-18-24 development numbers (read into record at PZ)
Williams Pipeline Letter (formal)
Bureau of Land Management 3-12-24

Public:
Public:
Public:
Public:
Public:
Public:
Public:
Public:
Public:
Exhibit)

Bart Grayson road concerns (Meadow Park Blvd.)

Cheryl Palange

Sylvan Banes

Bernon Danley

Bushore Consulting Inc.

Laura Hallenberger

Paul Guggenbuehi

Eric Abrego

Updated Stop the Development Petition (presented at PZ hearing-not entered as

PZ Minutes 1-18-2024 RZ2021-0056 and SD2021-0059

PZ Minutes 3-7-2024 RZ2021-0056 and SD2021-0059

PZ Minutes 3-18-2024 approval of revised findings

PZ Findings, Conclusions, Recommended Order RZ2021-0056 for denial

PZ Findings, Conclusions, Recommended Order SD2021-0059 for denial

The following exhibits were received within the comment period after the PHM documents were posted to the
Canyon County Land Hearing website:
PUB Baker

PUB Beck

PUB Carter

PUB Foster

PUB Goelz Donna

PUB Goelz Phil

PUB Grayson

PUB Hallenberger

PUB Hawker

PUB James

PUB Kraft

PUB Palange

PUB Phillips

PUB Rhodes

PUB Simmons

PUB Smith, M

PUB Smith, S

PUB Stop Development (May 9, 2024)

PUB Strongone

PUB Thomas

PUB Ubry

PUB Vargason

PUB Walker

PUB SUPPORT: Abrego

PUB Greg Baker VIDEO testimony see CC Land Hearings PHM Exhibit SS
AGENCY: Division of Aeronautics

APPLICANT: Signed Pre-Annexation Agreement (recording pending approval)
APPLICANT VIDEO: Fly-over Rendering (provided in testimony at PZ March 7,
2024 hearing) see CC Land Hearings PHM Exhibit VV

APPLICANT letter to BOCC

APPLICANT BOCC presentation
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CANYON COUNTY BOARD OF COMMISSIONERS

DRAFT FINDINGS OF FACT, CONCLUSIONS OF LAW AND ORDER

In the matter of the application of:

[CR) RZ2021-0056] — [Middleton 187 LLC]

The Canyon County Board of Commissioners consider the
following:

1) Conditional Rezone [The applicant is requesting to
conditionally rezone 217 + acres from “A” (Agricultural) to
“CR-R1” (CR-Single Family Residential) for the purpose of
developing a residential subdivision, Farmington Hills
Subdivision, proposed to have municipal water and sewer
services supporting the development of 492 total lots with
421 residential lots subject to a Middleton City pre-
annexation agreement approved December 6, 2023 and a
development agreement with Canyon County. The subject
properties, R37605, R37605010, R37602010, and R37597
comprising 217 + acres, are located between Duff Lane and
Lansing Lane north of Foothill Road in a portion of the SW
Y and the SE ¥ of Section 33, T5N, R2W, BM, Canyon
County, Idaho.]

Summary of the Record

1. The record is comprised of the following:

A. The record includes all testimony, the staff report, exhibits, and documents in Case File (CR) RZ2021-0056
and SD2021-0059.

B. The Planning and Zoning Commission heard this case on January 18, 2024 and March 7, 2024. The
Commission forwarded this case with a recommendation of denial to the Board of County Commissioners.
The revised findings were signed on March 18, 2024.

Applicable Law

1. The following laws and ordinances apply to this decision: Canyon County Code 801-17 (Land Use/Land
Division Hearing Procedures), Canyon County Code 807-05 (Notice, Hearing and Appeal Procedures), Canyon
County Code 807-06-01 (Initiation of Proceedings), Canyon County Code 807-06-07 (Conditional Rezones),
Canyon County Code 8§07-10-27 (Land Use Regulations (Matrix)), ldaho Code §67-6511 (Zoning Map
Amendments and Procedures), and Canyon County Code §09-09-17 (Area of City Impact Agreement).

a. Notice of the public hearing was provided per CCZO 807-05-01 and Idaho Code §67-6509. Affected
agencies were noticed on February 24, 2023 and December 4, 2023. JEPA Notice to the City of
Middleton was provided on February 24, 2023 and December 6, 2023. Newspaper notice was
published on December 7, 2023. Property owners within 600 feet were notified by mail on December
4, 2023. Full political notice was provided on February 24, 2023 and December 4, 2023. The property
was posted on December 15, 2023. On January 8, 2024 nine (9) property owners within 600 feet not
included in the original mailing were mailed a property owner notification of the meeting date and
provided an additional comment period to January 17, 2024.

b. Notice of the BOCC public hearing was provided per CCZO 8§07-05-01 and Idaho Code §67-6509.
Agencies were noticed April 11, 2024. Newspaper notice was published April 14, 2024. Property



owners within 600 feet were notified by mail on April 12, 2024. Full political notice was provided on
February 24, 2023 and December 4, 2023. Properties were posted on April 15, 2024.

C. 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 CCZO §07-06-07(1).

d. 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 CCZO 807-05-01

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.
867-6504, 867-6511.

3. The Board has the authority to hear this case and make its own independent determination. See 1.C. §67-6519,
867-6504, 67-6509 & 67-6511.

4, The Board has the authority to hear this case and make its own independent determination. See I.C. §67-6519,
867-6504, 67-6509 & 67-6511.

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

6. 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 ldaho Code §67-6534 require that final decisions be in the form of
written findings, conclusions, and orders. CCZO 07-05-03(1)(1).

The application RZ2021-0056 was presented at a public hearing before the Canyon County Board of
Commissioners on June 10, 2024. 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 of Commissioners decide as follows:

CONDITIONAL REZONE CRITERIA - CCZO 807-06-07(6)
1. Isthe proposed conditional rezone generally consistent with the comprehensive plan?

Conclusion: The Board finds and concludes that as proposed, the conditional rezone from “A” (Agricultural) to
CR-R1 (conditionally zoned-Single Family Residential) is generally consistent with the 2020
Comprehensive Plan subject to the conditions of approval, the memorandum of understanding with
the Middleton School District, and the pre-annexation agreement with the City of Middleton. The
Board need not examine each goal and policy but consider the Plan as a whole. The applicable plan,
the 2020 Comprehensive Plan, designates the proposed application area as Residential. The Board
when reviewing the Plan as a whole, finds and concludes that the use and application are consistent
with the Plan based on the evidence and review of the Plan components. The Plan directs the hearing
body to utilize measures, like the conditional use permit and/or a development agreement, to mitigate
potential interference with existing residential uses and potential impacts on agricultural resources,
ground and surface water, transportation system and services, and school facilities which the Board
believes is accomplished here.
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Findings: (1)

)

@)

(4)

®)

(6)

The 2020 Comprehensive Plan designates this area as ‘Residential” on the Future Land Use
Map.

The parcel lies within the Area of Impact for the City of Middleton. Pursuant to 09-09-17 of
the Canyon County Code, the County recognizes that the City of Middleton has also
developed a comprehensive plan that addresses this area of impact. The City of Middleton
Future Land Use Map has this area of designated as ‘Residential’ (Section 09-05-19 Canyon
County Code). The property does not currently lie adjacent to Middleton City limits but is in
proximity (1/4 mile) whereby the City and the Developer have entered into a pre-annexation
agreement to provide municipal services including sewer and water to the development
reducing the potential environmental impact in the immediate area and extending services for
future growth.

“For the county at large, the Plan (if properly implemented) assures that land use conflicts
will be resolved if not avoided, that misuses of land will not occur, that traffic congestion
will be minimized, that facilities will be located in areas where people can best use them, and
that the county’s growth will take place in an orderly, rational manner.” (page 4, 2020
Comprehensive Plan)

The Plan indicates that the residential designation is a zone specifically set aside for
residential development. “Residential development should be within areas that demonstrate a
development pattern of residential land uses.” This development is surrounded by residential
development that has occurred through conditional use permits, administrative land divisions,
and residential zoning entitlements and subdivisions. There are currently 65 platted
subdivisions and additional subdivisions in platting within one mile of the subject properties
as noted on the Subdivision Map and Lot Report (Exhibit 29). The Middleton city limits are
located within ¥ mile to the south and a % mile west of the subject property as evidenced by
the aerial map (see Exhibit 31) and municipal services will be provided to the property for
the proposed development. (Exhibit 15-Pre-Annexation Agreement)

Chapter 2: Population Component: The plan is generally consistent with the goals and
policies of the population component including the goal of guiding future growth in order to
enhance the quality and character of the county while providing and improving the amenities
and services available to county residents. City municipal services will be extended and
enhanced at the location including water and sewer to serve this development and the
surrounding area. Roadways and intersections are proposed to be improved in areas of
significant concern including a signalized intersection at Duff Lane and Highway 44 prior to
the first phase of the development as indicated in the Pre-Annexation agreement, ITD
requirements, and Canyon Highway District 4 requirements (see Exhibits 15, 16, 19). A
second signalized intersection at Lansing and State Highway 44 will be required prior to
development of Phase 10 (prior to making a through connection from the development to
Lansing Lane) if not previously constructed.

Chapter 1: Property Rights Component: The Property Rights Component of the Plan is
intended to ensure that land use hearing procedures do not violate individual property rights
and that individual property rights are not burdened by unnecessary technical limitation (see
Goal no. 1 in this component). The Commission places conditions that aim to protect the
life, health and safety of the property owners and citizens of Canyon County in compliance
with state, federal, and county regulations as appropriate and as provided for in the
Development Agreement and Preliminary Platting process of the Canyon County
Ordinances. The Commission finds that the hearing and notifications were consistent with
the requirements of the law and that the applicant and property owners were provided due
process of law by the nature of these proceedings.
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(7)  Chapters 5 Land Use Component and Chapter 6 Natural Resources Component: Although
the overall guidance of the plan is to protect agriculture inclusive of agricultural land as a
limited natural resource, the Plan also recognizes the challenge of balancing natural resources
against the impacts of population growth. The subject property is located in an area that has
for many years been trending toward residential growth and development. The character of
the area is residential. The subject property is currently in irrigated agricultural production
but it is nearly surrounded by developed residential subdivision lots. There are 16 platted
subdivisions within 1/4 mile and 33 platted developments within a 1/2 mile of the property
(See Subdivision Maps Exhibit 29). The area south and east is primarily residential with
residential zoning (see Zoning Map Exhibit 30). The property lies within the Middleton
impact area. The Commission finds that the predominant character of the area is residential.
The 2020 Canyon County Comprehensive Plan Future Land Use Map and the City of
Middleton Future Land Use Maps have this area designated as ‘Residential’ (Exhibits 32 and
33).

(8) Chapter 8: Public Services, Facilities and Utilities Component indicates that adequate public
services and facilities are vital to the future of Canyon County and that these services are
essential to the health, safety and welfare of its residents. This development will provide the
extension of critical services to this transitioning area including municipal sewer and water
services. The development as proposed and conditioned generally complies with this
component of the Plan.

(9) Chapter 9: Transportation Component states, “the responsibility for maintenance, operational
improvements and capacity expansion of local roadways resides with four rural highway
districts and eight cities in Canyon County.” The proposed development is in general
compliance with the goals and policies and more specifically with Goal 2, “Promote and
improve traffic safety in the design and development of local and regional transportation
facilities, particularly for local and neighborhood facilities.” Goal 4, “Collaborate with
highway districts, the Idaho Transportation Department (ITD), VRT, cities, and others in
planning for, designing, developing and permitting new and/or expanding transportation
facilities.” The proposed development as conditioned will provide for additional traffic
safety improvements through the design and build of the interim signalized intersection at
State Highway 44 and Duff Lane prior to the first phase of development completion (Exhibits
15,16, & 19). The development will also at full buildout provide connection of two collector
roadway segments between Duff and Lansing Lanes including Willis Road and Meadow
Park Boulevard. The completion of these roadway segments will provide much needed
access for the public and emergency services alleviating pressure on Purple Sage Road and
Foothill Road (Exhibit 3). COMPASS (Exhibit 22) indicates that bicycle lanes should be
considered for Meadow Park Boulevard and traffic calming measures for Willis Road.

(10) Chapter 3: School Facilities and Transportation Component indicates that new residential
development brings new students into a district and eventually requires new school facilities.
In recent years population growth and development have outpaced the ability of the affected
school districts to provide new facilities. Middleton School District has not been successful
in obtaining funding through school bond elections to build required school facilities. The
goals and policies of this component focus primarily on the siting of schools in the land use
planning process and providing opportunity for the school districts to participate in the
planning processes. The District has been provided the opportunity to review and comment
on the proposed applications and to provide clarification and additional information
regarding the affected schools. The applicant was also encouraged to work with the District
to understand and potentially mitigate their development’s impact to the District’s facilities.
Currently the district is over capacity in two of the three elementary schools and nearing
capacity in the middle and high school facilities as evidenced by information provided by
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Superintendent Marc Gee in Exhibit 12. It is important to note that through further
discussion with Mr. Gee that the information provided does not include cumulative
development approvals but rather current school population and the impact that the current
development could present to the existing system (see Exhibit 12A). The District is currently
providing required classroom space through the use of modular classrooms at the elementary
schools. It is important to note that Mr. Gee in Exhibit 12A indicates that while the modular
units provide for classroom space they do not provide for the “limitations of the common
areas inclusive of the cafeteria, gymnasiums, restrooms, hallways, etc.” The applicant has,
consistent with Policy 4, worked with the District to provide for some funding to mitigate a
portion of the cost burden created by the proposed development. Policy 4 indicates that the
developer should work with the District to “provide land or funding toward the purchases of
land for school sites...” The agreement between the developer and Middleton School
District does not provide for land or the purchase of land but can provide for additional
infrastructure costs associated with the increased student enrollment as indicated in the
memorandum of understanding (MOU) between the District and the developer (see Exhibit
13). The developer voluntarily agreed to provide $1500 per buildable residential lot at the
time of approval of the final plat for each phase of development which would result in
$630,500 ($1500 x 421 residential lots) over the next 7-10 years if the development is
approved.

(11) Evidence includes the application, supporting materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 & SD2021-059.

(12) Evidence includes associated findings and evidence supported within this document.

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

Conclusion: The Board finds and concludes that when considering the surrounding land uses which are primarily
Agricultural in character, the conditional rezone from Agricultural to CR-R1 (CR-Single Family
Residential) is NOT more appropriate than the current Agricultural zoning designation.

Findings: (1) The Future Land Use Maps for both the County and the City of Middleton designate the
expected and planned land use to be residential. (See maps 32 and 33)

(2) The Commission found (and the Board concurs) that the area and the subject property is
primarily agricultural with larger lot (2-3 acre average) development as evidenced by
testimony, site photos, and Exhibit 59 submitted by Mike Wedman, concerned Canyon
County citizen.

(3) The Commission found (and the Board concurs) that the proposed density of the project is
not consistent with the area and surrounding properties as evidenced by public testimony, site
photos and Exhibit 59.

(4) The Commission found (and the Board concurs) that the subject property is in productive
agriculture with class three and four soils consisting of primarily farmland of statewide
importance as evidenced by case maps Soils, Farmland and Reports (Exhibit 36).

(5) The Commission found (and the Board concurs) that there is development in the area but
that the character of the area remains agricultural with many large agricultural parcels in the
immediate vicinity as evidenced by public testimony and photos.

(6) There are 65 platted subdivisions and additional developments in the platting process within
one mile of the proposed development (Exhibit 29). The lot sizes of the platted county
developments range from 0.80 acres to 5.0 acres per lot. The average lot size of the recent
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platted developments immediately adjacent to the subject property is 1.32 acres with no
provisions for community open space. The Commission found (and the Board concurs) that
as proposed, the development with a “CR-R1” zoning designation is NOT consistent with the
density and zoning in the surrounding area and that rural residential zoning is more
appropriate.

(7)  The Commission acknowledged that the public participated in the process and provided
many comments and concerns regarding the proposed development of the 217 acres of
currently productive agricultural properties (Exhibits 41-53). The written and oral testimony
indicates that the agricultural lands should remain in agricultural production which is
compatible with the surrounding ‘ranchettes’ on 1.3 acre average parcels or that the
development should contain lots consistent with the one (1) acre lots in the vicinity. The
written testimony indicates opposition to the density of the development not being consistent
with the surrounding lot sizes of one acre or more in the area and significant concerns
regarding the transportation system and impacts to schools. There is concern regarding the
development of 421 lots on the existing wells in the vicinity. Some of the concerns were
regarding the impact to the Black Canyon Irrigation structures and facilities on the property.
The Commission found that the property is currently in agricultural production and that the
average lot size in the immediate vicinity of the property is 1.3 acres. The Commission
found (and the Board concurs) that the character of the area is agricultural, the proposal is
not consistent with the requirements of the zoning ordinance and Comprehensive Plan, and
that the requested conditional rezone and proposed density is NOT as appropriate as the
current zone.

(8) Evidence includes the application, supporting materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.

(9) Evidence includes associated findings and evidence supported within this document.
3. Is the proposed conditional rezone compatible with surrounding land uses?

Conclusion: The Board finds and concludes that the conditional rezone to “R1” (Single Family Residential) is
NOT compatible with the surrounding land uses of agricultural, rural residential, and single-family
residential.

Findings: (1) The Commission found (and the Board concurs) that the proposed conditional rezone and
development is NOT consistent with surrounding land uses as evidenced by public
testimony, photos, and Exhibit 59. Surrounding properties remain in agricultural production
requiring application of chemicals and other customary farming activities. The proposed
development will have impacts to adjacent agricultural operations.

(2) The Commission found (and the Board concurs) that the proposed development contains a
higher lot density than the existing residential development in the area. The development is
proposing average 12,804 square foot lots versus the current average lot size of 1.3 acres for
the platted lots adjacent to the development. The Commission found that the proposed
density is NOT compatible with the ongoing farming activities and residential development
in the area as evidenced by public testimony, site photos and Exhibit 59.

(3) The Commission found (and the Board concurs) that “exporting” of the local ground water
to the City of Middleton is not compatible with the surrounding area (Exhibit 15 Pre-
Annexation Agreement-municipal well).

(4) Evidence includes the application, supporting materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.
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(5) Evidence includes associated findings and evidence supported within this document.

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

Conclusion: The Board finds and concludes that the conditional rezone and proposed development will change the
use of the subject property from agricultural to residential. The Board finds and concludes that the
character of the area is Agricultural and that with the proposed density, the applicant cannot mitigate
the negative affects of the development on the agricultural area at this time.

Findings: (1) The subject properties, 217+ acres, are currently in irrigated agricultural production and
contain several irrigation supply and drainage facilities within the boundaries of the
properties. The Commission found (and the Board concurs) that the character of the area
Agricultural and the proposed development is not consistent with surrounding property
development as evidenced by public testimony and site photos.

(2) The character of the area is agricultural and rural residential with average lot sizes of one
acre or greater. The Commission found (and the Board concurs) that as proposed the density
of the development is not consistent with development in the area at this time. The property
is not adjacent to city limits and city density is not appropriate for this property as evidenced
by public testimony, site photos, and Exhibit 31 Small Aerial.

(3) Several of the letters in opposition inclusive of the petition electronically signed by 143
individuals (Exhibits 41-53, 57 and additional Exhibits U-QQ and SS), indicate that traffic in
the area on the local roads is of concern and are opposed to adding additional residential
traffic until the infrastructure is improved. The highway district having jurisdiction of the
roads in the area has provided a review of the initial and revised traffic impact studies for the
proposed development and indicated the required improvements to existing critical
infrastructure and the proportionate share costs for future improvements of local
infrastructure. The developer must design and build the interim intersection at State
Highway 44 and Duff Lane prior to the approval of the Phase 1 Final Plat and the signalized
intersection at State Highway 44 and Lansing Lane if not built out before Farmington Hills
Subdivision Phase 10 (through connection to Lansing at either Meadow Park Boulevard or
Willis Road) in accordance with ITD, City of Middleton and HD4 agency requirements
(Exhibits 15, 16,19). The Commission finds (and the Board concurs) that the impact of the
development at the proposed density is too great and cannot be mitigated effectively for this
area.

(4) Evidence includes the application, supporting materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.

(5) Evidence includes associated findings and evidence supported within this document.

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

Conclusion: The Board finds and concludes that adequate facilities and services including sewer, water, drainage,
irrigation, and utilities will be provided to accommodate the use.

Findings: (1) The development will be served by municipal sewer and water as evidenced by the pre-
annexation agreement with the City of Middleton (Exhibit 15). The development has surface
irrigation rights and will be installing pressurized irrigation to serve the development along
with relocating and improving multiple irrigation facilities on the property in coordination
with Black Canyon Irrigation District (Exhibit 20). The developer has provided a
preliminary grading and drainage plan for the proposed development that will be finalized
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during the construction drawing review and build process at the time of development.
Stormwater must be retained onsite in accordance with CCZO 807-17.

(2) Notice of the public hearing was provided per CCZO §07-05-01. Affected agencies were
noticed on February 24, 2023 and December 4, 2023. JEPA Notice to the City of Middleton
was provided on February 24, 2023 and December 6, 2023. Newspaper notice was published
on December 7, 2023. Property owners within 600 were notified by mail on December 4,
2023. Full political notice was provided on February 24, 2024 and December 4, 2023. The
property was posted on December 15, 2023. Agency comments were received from the ITD,
BCID, HD4, Williams Northwest Pipeline, COMPASS, DEQ, Middleton City, ldaho Fish
and Game, Canyon Soil Conservation District, Middleton Fire District and the Middleton
School District. Staff did not receive comments from Idaho Power or Intermountain Gas for
this development proposal.

(3) Notice of the BOCC public hearing was provided per CCZO 807-05-01 and Idaho Code §67-
6509. Agencies were noticed April 11, 2024. Newspaper notice was published April 14,
2024. Property owners within 600 feet were notified by mail on April 12, 2024. Full
political notice was provided on February 24, 2023 and December 4, 2023. Properties were
posted on April 15, 2024. Additional agency responses were received from Williams
Pipeline (Exhibit E), Bureau of Land Management (Exhibit F), Division of Aeronautics).

(4) Evidence includes the application, supporting materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.

(5) Evidence includes associated findings and evidence supported within this document.

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?

Conclusion: The Board finds and concludes that public street improvements are required at an offsite location,
State Highway 44 and Duff Lane intersection, to improve and mitigate the impacts of the proposed
development on the transportation system. Street improvements are required for access and internal
development in accordance with the Highway District 4 (HD4) requirements and the City of
Middleton pre-annexation agreement.

Findings: (1) The Board finds that ITD, HD4 and the City of Middleton based on the applicable standards
of development and the results of the traffic impact studies (2020 & revised 2023) require
mitigation of multiple intersections at State Highway 44. Other street improvements require
a contribution of proportionate share fees as indicated in the HD4, City of Middleton, and
ITD exhibits as conditioned to meet agency requirements (see Exhibits 15, 16, 19).

(2) The Board finds that the developer has provided a phasing plan for the development that
restricts internal site traffic to a primary access to Duff Lane until Phase 10 (approx. 340 lots)
at which time the intersection at State Highway 44 and Lansing Lane shall be improved and
signalized prior to the development traffic taking direct access to Lansing Lane. The Board
finds that the developer has agreed to construct the Lansing intersection prior to signature on
the final plat of Phase 10 (prior to direct access to Lansing Lane from the development) if not
in service at the time of development.

(3) The Board finds that cumulative impacts of development in the area has created congested
areas as identified in the traffic impact studies. The agencies having expertise and primary
jurisdiction of the roadways and for determining service levels have provided sufficient
comments, conditions and mitigation for the proposed development. The Board
acknowledges that the public is concerned with the additional trips on the roadways and the

Case # RZ2021-0056 — BOCC Findings of fact, Conclusions of law and Order DRAFT Page 8



potential safety impacts at other intersections impacted by the cumulative development. The
jurisdictions having authority over the transportation systems are and will continue to make
improvements as the level of service and safety dictate (Exhibits 15, 16, 19).

(4) Evidence includes the application, supporting materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.

(5) Evidence includes associated findings and evidence supported within this document.

7. Does legal access to the subject property for the conditional rezone exist or will it exist at time of
development?

Conclusion: The Board finds and concludes that the subject property has frontage on Duff Lane, Lansing Lane,
Meadow Park Boulevard (existing and future) and that legal access exists and will be improved at
time of development.

Findings: (1) The applicant shall be conditioned to comply with Canyon Highway District #4 (HD4) to
improve the frontage, future roadways, and access to existing roadways. HD4 has reviewed
and provided comments and preliminary approval of the roadways and access points in
Exhibit 3 & 16.

(2) HD4 also provided clarification that two lots proposed in Phase 13, Lots 3 & 4, Block 4 will
take access directly to Meadow Park Boulevard via a shared access to the collector roadway.
Meadow Park Boulevard shall be constructed by the developer of Farmington Hills in
accordance with HD4 requirements as indicated in Exhibits 16 &17.

(3) Evidence includes the application, supporting materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.

(4) Evidence includes associated findings and evidence supported within this document.

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?

Conclusion: The Board finds and concludes that the Middleton School District and emergency services will be
impacted as a result of the conditional rezone entitlement to the subject property and eventual
development on the property as proposed.

Findings: (1) The Middleton Rural Fire District provided a review of the proposed project and provided
comments and conditions to be executed during the development phases of the project
(Exhibit 11).

(2) The Commission found (and the Board concurs) that the proposed development will
contribute to the capacity concerns of the school district. The Middleton School District
provided information on the current status of the District’s affected schools with capacity as
follows: Mill Creek Elementary, 500 N. Middleton Road, is at 118 % of capacity with six (6)
portable classroom units totaling 12 classrooms. The middle school is at 85% capacity and
the high school is nearing capacity at 91%. The school district indicates, “there is an
immediate need for additional facilities in our school district, primarily at the elementary
grades. However, we have significant concerns of the continued growth and our ability to
meet the future facility needs of our district at the secondary level...” (Exhibit 12)

(3) The Commission found (and the Board concurs) that the development, if approved, will be
developed in thirteen proposed phases with an expected buildout of 7-10 years dependent
upon market demands as stated by the developer. The District indicates that with each new
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home they can expect [0.5 - 0.7 students] with an average of 0.569 students (210-294 total)
attending schools in the district (421 residential lots x 0.569 =239 students). If on the upper
end of the predicted number of students it equates to approximately 23 students per phase of
the proposed development. The typical number of students per standard classroom is 26.72
students. The Commission found (and the Board concurs) that as proposed, the development
could contribute between 23-46 students per year to the school system (Exhibits 12 and 13)
and that the developer has voluntarily entered into an agreement to contribute $1500 dollars
per buildable lot to help to mitigate interim infrastructure costs of students entering the
system (Exhibit 12 and 13). The Commission found (and the Board concurs) that although
the developer has voluntarily agreed to provide a source of mitigation, that mitigation will
not alleviate the impact on the schools that are presently overcrowded.

(4) Evidence includes the application, supporting materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.

(5) Evidence includes associated findings and evidence supported within this document.

Canyon County Code 8§09-09-17 (Area of City Impact Agreement) - AREA OF CITY IMPACT AGREEMENT
ORDINANCE

Conclusion: The Board finds and concludes that the property is located within the Middleton Area of City Impact. A
notice was sent to the City of Middleton per Canyon County Code Section 09-09-17. The Pre-Annexation
Agreement and conditions applied require future development to work with the City of Middleton.

Findings: (1) Pursuant to the pre-annexation agreement with the City of Middleton the developer is
required to work with the City to connect to municipal infrastructure, complete
improvements and meet the requirements of the plan as proposed in the application.

(2) The properties, 217+ acres, are located within the Middleton area of city impact and are
located within a quarter mile of the city limits to the south at Foothill Road as evidenced
herein and on the aerial map (Exhibit 31).

(3) Evidence includes the application, supporting materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.

Order

Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Board of County Commissioners
DENY Case # RZ2021-0056, a conditional rezone from an “A” (Agricultural) zone to “CR-R1” (CR-Single Family
Residential) zone for parcels R37605, R37605010, R37602010, and R37597 comprised of approximately 217 + acres.

The Board further states that if the applicant wishes to gain approval they may consider larger lot sizes and/or to wait
for the right time, which is when the City of Middleton is ready and able to annex the property.
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This decision is final. Pursuant to Idaho Code Section 67-6535(b), the applicant or affected person may first seek
reconsideration within 14 days prior to seeking judicial review.

APPROVED this day of , 2024,

BOARD OF COUNTY COMMISSIONERS
CANYON COUNTY, IDAHO

Yes No Did Not
Vote
Commissioner Leslie Van Beek
Commissioner Brad Holton
Commissioner Zach Brooks
Attest: Rick Hogaboam, Clerk
By: Date:

Deputy
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Canyon County Board of Commissioners
Farmington Hills Subdivision Preliminary Plat — SD2021-0059

Development Services Department

DRAFT FEINDINGS OF FACT, CONCLUSIONS OF LAW, & ORDER

Findings

1.

Middleton 187, LLC and TBC Land Holding, LLC, represented by Ardurra (formerly T-O Engineering), is
requesting approval for a Preliminary Plat, Phasing Plan, Irrigation Plan, Hillside Development Plan, and
Grading and Drainage Plan (Exhibits 3-7, Staff Report) subject to approval of a request, RZ2021-0056, to
conditionally rezone the subject property from “A” (Agricultural) to “CR-R1” (CR-Single Family
Residential) with conditions enumerated in a Development Agreement between the applicant and the
County. The development is also subject to a pre-annexation agreement with the City of Middleton
(Exhibit 15, Draft Agreement). The proposed development, Farmington Hills Subdivision, encompasses
approximately 217 acres. The proposed development consists of 421 residential lots with an average lot
size of 12,804 square feet and seventy-one (71) common lots for a total of 492 lots. The development shall
be served by the City of Middleton municipal water and sewer (wastewater) infrastructure. The properties
are designated “Residential” in the Canyon County 2020 Comprehensive Plan. The subject parcels
R37605, R37605010, R37602010, R37597 are located north of Foothill Road between Lansing Lane and
Duff Lane, Middleton, in a portion of the SW ¥4 and the SE % of Section 33, T5N, R2W, BM, Canyon
County, Idaho.

Parcels R37605, R37605010, R37602010, R37597, containing 217+ acres, are proposed to be conditionally
zoned “CR-R-R” (Conditional Rezone - Rural Residential) per case file RZ2021-0056 subject to a
development agreement. Developer and future property owners shall be subject to the conditions of the
development agreement and preliminary plat.

There are 421 residential lots with an average residential lot size of 12,804 square feet in compliance with
CCZO 807-10-21(2) Table 2 footnote #1; ““For parcels within he Area of City Impact with central sewer
and /or water services, the parcel or lot size may be reduced to 12,000 square feet.”

The property is located within the Middleton area of city impact.

A pre-annexation agreement with the City of Middleton indicates the development will be served by
municipal services including water and sewer (wastewater) systems (Exhibit UU).

The property has surface irrigation water rights. The developer shall provide irrigation water to each
residential lot in compliance with Idaho Code 31-3805.

The property is located within the Black Canyon Irrigation District and the developer shall work with the
irrigation district to meet development requirements impacting the district’s facilities. (PZ SR Exhibit 20)

Subdivision runoff will be maintained within the subdivision. Lots will be graded to facilitate drainage to a
roadway, which will then convey storm water to a storage facility or directly to a common lot containing a
facility. Storm water & excess irrigation water will be treated by sand & grease traps and/or retention
ponds with grassy or sand bottoms (PZ SR Exhibit 7).

The development will have paved public roads with curb, gutter and sidewalks throughout. (PZ SR Exhibit
14)
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

Canyon Highway District #4 (HD4) is a signatory on the final plat and the developer must comply with the
requirements of the highway district (PZ SR Exhibit 16).

The development is located within the Middleton Rural Fire District and the developer shall work with the
fire district to meet the requirements of the International Fire Code (PZ SR Exhibit 11).

The development is located in an area that contains slopes greater than 15%. The applicant submitted a
Hillside Development application in accordance with CCZO §07-17-33 (1) and provided the required
engineering report submissions for the project site inclusive of Soil and Geology Report, Hydrology
Report, and a Slope Stabilization and Revegetation Report. (PZ SR Exhibits 5, 6, 54, and 55)

The developer has voluntarily entered into an agreement with the Middleton School District to provide a
sum of $1500 per buildable final platted lot per phase as described in PZ SR Exhibit 13 “...to proactively
address potential impacts on the School District of new residents that will eventually occupy residences
with the property.”

The record includes all testimony, the staff report, exhibits, and documents in Case File Nos. RZ2021-0056
& SD2021-0059.

Notice of the public hearing was provided in accordance with CCZO §07-05-01. Affected agencies were
noticed on February 24, 2023 and December 4, 2023. JEPA Notice to the City of Middleton was provided
on February 24, 2023 and December 6, 2023. Newspaper notice was published on December 7, 2023.
Property owners within 600’ were notified by mail on December 4, 2023. Full political notice was provided
on February 24, 2023 and December 4, 2023. The property was posted on December 15, 2023. On January
8, 2024 nine (9) property owners within 600 feet not included in the original mailing were mailed a
property owner notification of the meeting date and provided an additional comment period to January 17,
2024.

On January 18, 2023 and March 7, 2024, the Planning and Zoning Commission heard case file RZ2021-
0056 considering all testimony, the staff report and exhibits. The Planning and Zoning Commission
forwarded a recommendation of DENIAL of the proposed rezone to the Board of County Commissioners
with revised findings.

On March 7, 2024 the Planning and Zoning Commission forwarded case SD2021-0059 with a
recommendation of DENIAL to the Board of County Commissioners citing failure to obtain residential
zoning approval.

On March 21, 2024 the Planning and Zoning Commission signed the revised FCOs for cases RZ2021-0056
and SD2021-0059.

Notice of the public hearing was provided in accordance with CCZO 807-05-01. Affected agencies were
noticed on April 11, 2024. JEPA Notice to the City of Middleton was provided on February 24, 2023 and
December 6, 2023. Newspaper notice was published on April 14, 2024. Property owners within 600’ were
notified by mail on April 12, 2024. Full political notice was provided on February 24, 2023 and December
4, 2023. The property was posted on April 15, 2024.

Conclusions of Law

Section 07-17-09(4)A of the Canyon County Zoning Ordinance (CCZO) states, “The commission or hearing
examiner shall hold a noticed public hearing on the preliminary plat. The hearing body shall recommend that the
board approve, approve conditionally, modify, or deny the preliminary plat. The reasons for such action will be
shown in the commission’s minutes. The reasons for action taken shall specify:

1. The ordinance and standards used in evaluating the application;
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2. Recommendations for conditions of approval that would minimize adverse conditions, if any;
3. The reasons for recommending the approval, conditional approval, modification, or denial; and

4. If denied, the actions, if any, that the applicant could take to gain approval of the proposed subdivision.”

This application is subject to the review and approval of the proposed Conditional Rezone from “A” (Agricultural)
to “CR-R1” (CR-Single Family Residential) zoning district. On March 7, 2024 the Board did not approve the
zoning district change (RZ2021-0056).

Upon review of the preliminary plat application and submittals, the Planning and Zoning Commission found (and
the Board concurs) that the preliminary plat, irrigation plan, grading and drainage plan, the hillside development
plan are consistent with the following subject to conditions of approval:

- ldaho Code, Sections 67-6509 and 67-6513 (Subdivisions, Hearings, Decisions);

- ldaho Code, Sections 50-1301 through 50-1329 (Platting);

- ldaho Code, Section 31-3805 (Irrigation); and

- Canyon County Zoning Ordinance, Chapter 7, Article 17 (Subdivision Regulations).

- Canyon County Zoning Ordinance, Chapter 7, Article 10 (Minimum Parcel or Lot Size)

The preliminary plat application as presented was found to be consistent with the standards of review as
conditioned (PZ Staff Report Exhibits 3, 4, 5-7, 10, 15, 16, 19, 20, 26, 54 and 55). However, the application to
rezone the property to obtain entitlements was denied and therefore the preliminary plat does not comply with the
current zone requirements for the subject properties.

Order

Based upon the Findings of Fact, Conclusions of Law contained herein for Case No. SD2021-0058, the Board of
County Commissioners DENY the Preliminary Plat, Phasing Plan, Irrigation Plan, Hillside Development Plan, and
Grading and Drainage Plan for Farmington Hills Subdivision due to the denial of the proposed rezone for the
subject properties in case file RZ2021-0056. The plat does not comply with the underlying agricultural zoning
district requirements.

If the applicant wishes to obtain approval they may consider increasing the lot sizes and wait for the right time,
which is when the City of Middleton is ready to annex the subject properties.
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This decision is final. Pursuant to Idaho Code Section 67-6535(b), the applicant or affected person may first seek
reconsideration within 14 days prior to seeking judicial review.

APPROVED this day of , 2024.

BOARD OF COUNTY COMMISSIONERS
CANYON COUNTY, IDAHO

Yes No Did Not
Vote
Commissioner Leslie Van Beek
Commissioner Brad Holton
Commissioner Zach Brooks
Attest: Rick Hogaboam, Clerk
By: Date:

Deputy
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Planning and Zoning Commission
Canyon County Development Services
Case Type: (CR) RZ2021-0056 & SD2021-0059

HEARING DATE: January 18, 2024

_ Middleton 187 LLC
OWNER: TBC Land Holding LLC

APPLICANT/REP: Ardurra, Zane Cradic, PE

Deb Root, Principal

PLANNER:
Planner

(CR) RZ2021-0056 &

CASE NUMBER: SD2021-0059

The subject properties, four parcels comprising 217 + acres, are located
between Duff Lane and Lansing Lane north of Foothill Road in a portion of

LOCATION: the SW Y% and the SE ¥ of Section 33, T5N, R2W, BM, Canyon County,
Idaho. The subject property is located within the Middleton Area of City
Impact.

PROJECT DESCRIPTION:

Middleton 187, LLC and TBC Land Holding, LLC are requesting a Conditional Rezone subject of
approximately 217 acres from an “A” (Agricultural) zone to “CR-R1” (Single Family Residential) zone
subject to a Development Agreement with Canyon County. The development is also subject to a pre-
annexation agreement with the City of Middleton providing for municipal services including water and
sewer for the proposed project. Also requested is approval of a preliminary plat, phasing plan,
landscape, irrigation, drainage, and hillside development plans for Farmington Hills Subdivision. The p
roposed development contains 492 total lots: 421 residential lots with an average lot size of 12,804

sg. ft. and 71 common lots. The properties are designated “Residential” in the Canyon County 2020
Comprehensive Plan. The subject parcels R37605, R37605010, R37602010, R37597 are located north
of Foothill Road between Lansing Lane and Duff Lane, Middleton, in a portion of the SW ¥, and the
SE ¥, of Section 33, T5N, R2W, BM, Canyon County, Idaho.

PARCEL INFORMATION: (see Exhibit 1 for detail)

Parcel # Acreage Current Zoning 2020 Comprehensive Plan
R37605 29.77 acres “A” (Agricultural) Residential
R37605010 29.31 acres “A” (Agricultural) Residential
R37602010 60.08 acres “A” (Agricultural) Residential
R37597 97.15 acres “A” (Agricultural) Residential

PROJECT OVERVIEW

The developer is proposing to create 421 residential lots on 217 acres with municipal water and sewer
provided in conjunction with a municipal pre-annexation agreement with the City of Middleton. The
property is surrounded by residential development including rural residential parcels created by land
division, subdivisions created through conditional use permit processes, and through county rezone and
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subdivision platting processes. This area has been transitioning to residential for many years and is
currently experiencing significant development pressure.

CURRENT ZONING see Exhibit 30

REZONE

e The 2020 Comprehensive Plan designates the area
‘Residential’

e Requesting a Conditional Rezone to “CR-R1” (Single
Family Residential) with a Development Agreement
(DA)

PRELIMINARY PLAT

e 492 total lots on 216.65 acres

e 421 residential lots and 71 common lots

e Phased development currently proposing 13 phases (access and irrigation conditions tied to phasing)

e Municipal Sewer and Municipal Water will be provided through a pre-annexation agreement with the
City of Middleton approved by Middleton City Council on December 6, 2023.

e Proposed gross density is 1.94 DU/Acre (gross area=216.65 acres)

e Proposed residential density is 3.40 DU/Acre
(residential area=123.8 acres)

e Average Lot Size: 12,804 square feet

e Minimum Lot Size: 12,000 square feet (CCZO
807-10-21(2) footnotes 1 and 2)

e Common Area: 48.89 acres (23% open space)

e This site contains slopes greater than 15% and
requires compliance with CCZO 8§07-17-33(1)
Special Developments; Hillside Development

FARMINGTON HILLS PP OVERLAY

Existing Conditions:

Direction Existing Conditions Primary Zone Other Zones
Agricultural, residential subdivisions
N Meadow BIluff Estates, Cascade Hills, Gray R1/AG CR-R1/CR-RR

Hawk, Moon Shadow Est., Port of Chance

Agricultural, C3 & C4 Subdivisions, Ridge

E at Quail Hollow, Wyatt’s Hollow, Sloviaczek R1/AG CR-R1/CR-RR
Sub
Agricultural dry land/ Rural Residential,

S Gjerde View Sub, Country Foothills Sub, AG/RR City of Middleton

JPS Sunrise Est., Bernice Estates

Agricultural and AG Rural Residential,
W Killdeer Meadow Sub, Smith Ridge Est., AG RR/City
Turner’s Skyline Sub.

“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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Surrounding Land Use/Subdivision Cases: (See Exhibits 28 and 29 for additional information)

e Turner’s Skyline Sub. (1972 AG zone w/subsequent land divisions), JP’s Sunrise Estates (1983 AG
zone) Country Foothills (1994 RR zone), Gjerde View Subdivision (1971 RR zone w/subsequent
land divisions), Hunter’s Ridge Subdivision (1979 zoned RR w/subsequent land divisions)

o Meadow BIluff Estates (2020 R1 zone RZ-PH2018-0016, SD2020-0007, FP-SD2020-0045)

e C3 Subdivision: RZ2020-0006, PP-SD2020-0011/FP-SD2021-0004 recorded Nov. 2021 zoned R1

e C4 Subdivision (pending FP approval): RZ2021-0010, PP-SD2021-0008, FP-2022-0004 zoned R1

e Proposed C5 Subdivision: (proposing CR-R1) CR2022-0025, PP-SD2022-0025

e Cascade Hills No. 1 and 2: RZ2018-0026, PP-SD2019-0012, FP-SD2020-0018, FP-SD2021-0019

Character of the Area:

Currently the subject property is irrigated farmland and is in agricultural production. The character of the
area is and has historically been transitioning from Agricultural to Residential as evidenced by the
surrounding platted developments (Exhibit 29). The city limits of Middleton are within a ¥ mile to the
south and a ¥z mile to the west and southwest. Star city limits are also located approximately 1.25 miles
southeasterly of the property from Lansing Lane. There is existing residential development, approved
development, and proposed development in the immediate vicinity of the subject properties. There are
65 platted developments within one mile of the proposed development (Exhibit 29). The surrounding
platted lot sizes in the immediate vicinity of the property range from one/half (1/2) acre to ten (10) acres.
The twelve platted developments adjacent to or in the immediate vicinity north of Foothill Road have an
average lot size of 1.6 acres. Five recently platted developments immediately adjacent to the property
have an average lot size of 1.3 acres and are zoned “R1” (Single Family Residential). There are eleven
(11) unplatted agriculturally zoned parcels adjacent on the southern boundary of the subject properties
ranging in size from 2.54 acres to 16.05 acres. Only two of the eleven are in agricultural production; the
balance of the properties located between the subject property and Foothill Road are dry ground, most
with rural residential development. The developed lots located within the City of Middleton in
subdivisions including Victory Heights, Falcon Valley 1-6, and Waterford average approximately 0.29
acres. The surrounding zoning is agricultural, rural residential, and single-family residential (Exhibit 30).

The inset map above shows preliminary development (pink), city limits (grey), lots/parcels (blue
outlines). Purple Sage lies within the impact area boundary for the City of Middleton. The character of
the area is transitioning to residential. The Comprehensive Plan Future Land Use Maps for both Canyon
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County and the City of Middleton designate the area as ‘Residential.” The surrounding residential
development is primarily on larger one acre or more lots that are on individual well and septic systems
versus having proposed municipal water and sewer provided for the more densely proposed
development in Farmington Hills.

Access and Traffic:

- The subject properties are bounded on the east and west by Lansing Lane and Duff Lane and on the
north by proposed Meadow Park Boulevard. A traffic impact study has been completed (2021) and
updated in 2023. The Idaho Transportation Department, Canyon Highway District and the City of
Middleton have reviewed the studies and provided direction to the development team regarding
infrastructure improvements to affected traffic centers (Exhibits 15, 16, and 19 ). The developer is
proposing public streets within the Farmington Hills Subdivision. The development is subject to
annexation to the City of Middleton when adjacency to city limits occurs subject to a pre-annexation
agreement (Exhibit 15). Curb, gutter and sidewalks are required to foster safe routes for cars,
bicycles and pedestrians inclusive of providing connectivity to the open space within the
development.

- State Hwy 44 Intersections:
The developer will design the interim intersection and build the intersection at Duff Lane and State
Hwy 44 prior to approval of the Phase 1 Final Plat in accordance with Middleton City, Canyon
Highway District No. 4 and the Idaho Transportation Department agreements. (Exhibits 15, 16, and
19)

- The project will be developed in identified phases from west (Duff Lane) to the east (Lansing Lane)
and prior to the Phase 10 development connecting Willis Road and/or Meadow Park Drive to
Lansing Lane, the intersection at Lansing and State Highway 44 shall be constructed [applicant
indicates it is designed to be functioning at 10 years see 5-23-23 email Zane Cradic]. Agency
requirements from ITD and Canyon Highway District No. 4 indicate this construction restriction to
the phased development plan. The development shall be conditioned to ensure that the intersection
at State Hwy 44 and Lansing Lane is constructed and operational prior to construction of Phase 10
of Farmington Hills Subdivision (pre-annexation agreement states prior to access to Lansing Lane or
360" lot). (see Exhibits 15, 16, and 19)

Facilities:

- The developer is proposing municipal sewer and water services for the 421 residential lots. A
municipal well is proposed for the site and a sewer lift station connecting to Middleton City
infrastructure with a phased development plan from Duff Lane easterly to Lansing Lane. Black
Canyon Irrigation District provided comments and concerns with the proposed development and the
potential for disrupting the irrigation system. The agency comments indicated that the developer
needed to not just state that they were tiling or re-directing the current irrigation facilities on the
property but to provide substantiated proof that the proposed changes will not cause disruption or
poor function of the facilities to deliver water downstream from the property. There are substantial
requirements for compliance with the Black Canyon Irrigation District inclusive of approval of
construction drawings and modelling, license agreements for all crossings and where construction
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and material (earth) movement will be utilizing heavy equipment over the top of the buried lateral,
assurance through approved drawings that the irrigation system will work effectively as designed
and constructed. The irrigation district is the jurisdictional authority for irrigation facility
improvements and compliance with district requirements during and after development (Exhibit 20).
A portion of the landscape easements required by the City of Middleton lie within the district’s
easements—The District does not approve landscaping in the easement unless a license agreement is
obtained. (Exhibit 20)

The Williams Northwest Gas Pipeline traverses the site in a southwesterly direction lying within a
seventy-five (75) foot pipeline easement. This is a major gas pipeline that requires sufficient
protection from potential digging and/or penetration. The developer has placed the gas pipeline
within common lots on the proposed Farmington Hills Subdivision Preliminary Plat. A notice was
sent to the Williams Northwest Pipeline, LLC contact with a follow-up email on 5/23/23 requesting
comment or concerns regarding road and utility crossings on the pipeline easement. Staff received an
email dated July 18, 2023 indicating “acknowledgement to move forward” with official and final
approval being granted during construction reviews (Exhibit 21).

“What began as a 1,500-mile pipeline is now a nearly 4,000-mile bi-directional
transmission system crossing the states of Washington, Oregon, Idaho, Wyoming,
Utah and Colorado. Northwest’s bi-directional system provides access to British
Columbia, Alberta, Rocky Mountain and San Juan Basin gas supplies.”
(Williams.com/pipeline/northwest-pipeline/)

Essential Services:

The Middleton Fire District provided review comments to the proposed applications addressing
access, fire flow, water supply, street signs and address markings. The response time to traverse the
approximate 3.7 miles from Fire Station 52 at Kingsbury Road is approximately five (5) minutes
under ideal driving conditions. (Exhibit 11).

Canyon Highway District #4 (HD4) provided comments and requirements in Exhibit 16.

The City of Middleton and the developer have entered into a pre-annexation agreement approved by
the Middleton City Council on December 6, 2023 to provide municipal water and sewer to the
proposed development. The properties will be required to annex to the City of Middleton when an
adjacency to city limits is available. (Exhibits 15)

The Idaho Transportation Department (ITD) provided comment and required improvements in
conjunction with joint discussions between the applicants, the City of Middleton, and Highway
District 4 noting improvements to Duff / Hwy 44 intersection and Lansing / Hwy 44 intersections.
(Exhibits 19)

Middleton School District provided comments indicating that the area elementary schools are
currently over capacity and that classroom space for the additional capacity is being provided by
modular classrooms. The District (by formula) expects this development to result in approximately
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210-294 students at buildout of the 421 lots. The District indicates that the developer will provide
$1500 per door/rooftop to assist with infrastructure costs associated with the increase in students and
has provided a memorandum of understanding (MOU) agreement between to the two parties. The
District indicates that continued development is of significant concern for the District and that while
making use of portable classrooms to fulfill their mandate to educate all students in the district,
permanent facilities are needed. (Exhibits 12 & 13)

- The nearest grocery, medical, shopping is located more than 2.5 miles to the southwest in the City of
Middleton at State Hwy 44. The City of Star has a new Albertsons store located approximately six
(6) miles southeast of the property on State Hwy 44. Primarily jobs, shopping, medical and grocery
availability is located in the larger municipalities of Nampa, Caldwell, Meridian and Boise. The
Interstate (Exit 25) is located approximately seven (7) miles from the project development.
COMPASS indicates that a bike lane along Meadow Park Boulevard should be considered as shown
in the Middleton Connects plan (Exhibit 22).

COMPREHENSIVE PLAN ALIGNMENT:

- The 2020 Canyon County Comprehensive Plan identifies the area south of Purple Sage and north
of State Hwy 44 as ‘Residential’. As noted herein, this area has been trending toward residential
development for many years. The topography of the area is rolling hillsides. There is surface
irrigation water available and the property is currently in agricultural production and being
irrigated by pivot irrigation structures and gravity systems. The subject properties are located
within the City of Middleton Area of City Impact and are surrounded by residential development
on the north, east and west sides with a few undeveloped parcels. Goal #1 in the Land Use
Component states, ““To encourage growth and development in an orderly fashion, minimize
adverse impacts on differing land uses, public health, safety, infrastructure and services.” The
proposed plan aligns with the overall vision of the plan and with many goals and policies within
the applicable components of the plan.

POTENTIAL IMPACTS:

- TRANSPORTATION SYSTEM: Growth in the county has provided challenges for the area
schools and transportation system. The Middleton area is experiencing tremendous growth in
development and population both within the city limits and in the surrounding areas north of State
Hwy 44. This rapid growth has put additional strain on the limited transportation systems
including all arterial and collector roads in the immediate vicinity of the development and the
connecting highway corridor to the interstate. The Traffic Impact Study (TIS) identified
deficiencies at intersections in the area with high levels of stress at State Hwy 44. The developer
has agreed to improve and signalize the intersection at Duff and Hwy 44 prior to the first phase of
the development being completed and per the CHD4 conditions will be required to provide
proportionate share costs for improving other intersections and roadways in the area. There are
steep sections of roadway on both Duff and Lansing that are of additional safety concern where
these roadways intersect with Foothill Road. The letters of concern from the public referenced
these traffic and intersection impacts in opposition to the applications (Exhibits 41-53).
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- SCHOOL SYSTEM: The Middleton School District is experiencing very high growth and lack of
support from the community for approving bonds to build additional schools in the district. Marc
Gee, Superintendent, Middleton School District #134, provided a revised agency response on
December 30, 2023 indicating that the District has two of the three elementary schools over
capacity. He indicates that Heights Elementary is at 144% of capacity with five (5) portable units
(10 classrooms) and Mill Creek Elementary at 118% of capacity with six (6) portable classroom
units (12 classrooms) on each site respectively. The high school is currently at 91% capacity and
the middle school at 85% capacity. The District states that there is immediate need for elementary
facilities and significant concerns of the continued growth and the District’s ability to meet the
future facility needs of the district at the secondary levels (Exhibit 12). The developer
acknowledges the concerns of the school district and has voluntarily agreed to provide the school
district with $1500 per buildable residential lot payable at the time each phase of development is
approved for Final Plat to help offset costs of additional infrastructure resulting from that phase of
development (Exhibit 13). Over the life of the 421 residential lot development that will equate to
approximately $631,500. In an email dated 01-4-23 in response to a staff inquiry, Mr. Gee
indicated that although classroom capacity can be temporarily managed by adding modular
classrooms there remains limitations of common areas including cafeterias, gymnasiums, library,
hallways, etc. that have to be considered (Exhibit 12A).

COMMENTS:

Public: Exhibit #:
Greg Baker 41
Ron Saunders 42
Denise & Jon Rhodes 43
Connie M. Hanson 44
Katie Weshora 45
Greg Sexton 46
Antonio M. Conti, PE, PLS 47
Stop the Development Farmington Hills 48
petition (digitally signed 143 persons)

Takagi Family 49
Jackie Grayson 50
Bart Grayson 51
Donna Goelz 52
Phil Goelz 53

Agencies:

Canyon Highway District #4 (HD4) 16
Middleton Fire District 11
Middleton School District 12,12A, 13
City of Middleton 14,15
Idaho Transportation Department (ITD) 19
Williams Northwest Pipeline 21

Black Canyon Irrigation District (BCID) 20
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COMPASS 22

Idaho Fish and Game Department 23
Canyon Soil Conservation District 24
Department of Environmental Quality 25

RECOMMENDATION:

- Staff recommends the Planning and Zoning Commission open a public hearing and discuss the
proposed applications for a conditional rezone from “A” (Agricultural) to “CR-R1” (CR-Single
Family Residential).

- Staff is recommending approval of the Conditional Rezone, case file no. RZ2021-0056 as
conditioned subject to a Development Agreement and staff is recommending approval of the
preliminary plat for Farmington Hills Subdivision, case file no. SD2021-0059 as proposed and
conditioned.

DECISION OPTIONS:
For Case No. RZ2021-0056: a proposed conditional rezone from “A” (Agricultural) to “CR-R1”
(conditionally zoned Single-Family Residential) for four (4) parcels totaling approximately 217 acres:

= The Planning and Zoning Commission may recommend approval of the conditional rezone as
proposed or amended,;

= The Planning and Zoning Commission may recommend denial of the conditional rezone as
proposed and direct staff to make findings of fact to support this decision; or

= The Planning and Zoning Commission may continue the discussion and request additional
information on specific items.

For Case No. SD2021-0059: Farmington Hills Subdivision preliminary plat, phasing plan, irrigation
plan, grading and drainage plan, and hillside development plan for a proposed 492 lot development i
ncluding 421 residential lots with an average lot size of 12,804 sq. feet. The development, if
approved, will have municipal sewer and water, paved public roads with curb, gutter and sidewalks,
and pressurized irrigation and is subject to a pre-annexation agreement with the City of Middleton

e The Planning and Zoning Commission may recommend approval of the preliminary plat and
associated plans as proposed or amended;

e The Planning and Zoning Commission may recommend denial of the preliminary plat and
associate plans as proposed and direct staff to make findings of fact to support this decision; or

e The Planning and Zoning Commission may continue the discussion and request additional
information on specific items.

ATTACHMENTS/EXHIBITS:

Exhibit # 1 Parcel Tool information sheets
Exhibit # 2 DRAFT FCO’s
Exhibit # 3 Preliminary Plat, grading and drainage, irrigation plan
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Exhibit # 4
Exhibit # 5
Exhibit # 6
Exhibit # 7
Exhibit # 8
Exhibit # 9
Exhibit # 10
Exhibit # 11
Exhibit # 12
Exhibit #12A
Exhibit # 13
Exhibit # 14
Exhibit # 15
Exhibit # 15A
Exhibit # 16
Exhibit # 17
Exhibit # 18
Exhibit # 19
Exhibit # 20
Exhibit # 21
Exhibit # 22
Exhibit # 23
Exhibit # 24
Exhibit # 25
Exhibit # 26
Exhibit # 27
Exhibit # 28
Exhibit # 29
Exhibit # 30
Exhibit # 31
Exhibit # 32
Exhibit # 33
Exhibit # 34
Exhibit # 35
Exhibit # 36
Exhibit # 37
Exhibit # 38
Exhibit # 39
Exhibit # 40
Exhibit # 41
Exhibit # 42
Exhibit # 43
Exhibit # 44

CASE NUMBER: RZ2021-0056 and SD2021-0059 STAFF REPORT

Applicant Letter of Intent

Master Application- Hillside Development Application
Master Application- Slope Stabilization & Revegetation Report
Master Application-Irrigation Plan

Master Application, neighborhood meeting information
Applicant emails: LOS, secondary fire access, stub roads
Traffic Impact Study revised (portion of) pages 1-50: dated 11-7-2023
Middleton Fire District Agency Response

Middleton School District Agency Response

Middleton School District

Middleton School District / Middleton 187, LLC MOU
City of Middleton email correspondence-sidewalks and pathways required
City of Middleton- Pre-annexation Agreement

Applicant — Hethe Clark email Pre Annex agmt

Highway District #4 (HD4) Board response

HD4 shared access clarification Phase 13 Lots 3 & 4
HD4 Agency Response — PP Reviews

ITD Agency Response 11-17-23

BCID Agency Response and PP review

Williams Northwest Pipeline email

COMPASS Agency Response

Idaho Department of Fish and Game

Canyon Soil Conservation District

Idaho Department of Environmental Quality
Engineering: Keller Reviews (pre BCID and HD4 revisions)
Farmington Hills Phasing Plan wi/staff notes

Maps: Case Map and Report

Maps: Subdivision Map and Report

Maps: Zoning Map

Maps: Small Aerial

Maps: Future Land Use Map (2020)

Maps: Middleton Future Land Use Map

Maps: Nitrate Priority and Wells

Maps: TAZ Households

Maps: Soils, Farmland and Reports

Maps: Contour Map

Maps: Dairy, Feedlot, and Gravel Pit Map

Maps: Lot Classification

Site Photos

Greg Baker email questions

Ron Saunders

Denise & Jon Rhodes

Connie M. Hanson
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Exhibit # 45 Katie Weshora

Exhibit # 46 Greg Sexton

Exhibit # 47 Antonio M. Conti, PE, PLS

Exhibit # 48 Stop the Development Farmington Hills petition (digitally signed 143 persons)
Exhibit # 49 Takagi Family

Exhibit # 50 Jackie Grayson

Exhibit # 51 Bart Grayson

Exhibit # 52 Donna Goelz

Exhibit # 53 Phil Goelz

Exhibit # 54 GeoTek Report

Exhibit # 55 Hydrology Report

Exhibit # 56 Landscaping Plan

Exhibit # 57 Applicant Presentation

Exhibit # 58 IRC Chapter 4 Foundations reference page
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CANYON COU.  / DEVELOPMENT SERVICES MAKES NO WARRANTY +H RESPECT TO THE
ACCURACY, COMPLETENESS, OR USEFULNESS OF THIS PARCEL INFORMATION TOOL.

R37605010 PARCEL INFORMATION REPORT 33112022 10:31:19 AM
PARCEL NUMBER: R37605010
OWNER NAME: MIDDLETON 187 LL.C
CO-OWNER:
MAILING ADDRESS: PO BOX 140298 BOISE ID 83714
SITE ADDRESS: 0 DUFF LN
TAX CODE: 0310000
TWP: 5N
RNG: 2w
SECTION: 33
QUARTER: Sw
ACRES: 29.31
HOME OWNERS EXEMPTION: No
AG-EXEMPT:
DRAIN DISTRICT: NOT In Drain Dist
ZONING DESCRIPTION: AG / AGRICULTURAL
HIGHWAY DISTRICT: CANYON HWY
FIRE DISTRICT: MIDDLETON FIRE
SCHOOL DISTRICT: MIDDLETON SCHOOL DIST
IMPACT AREA: MIDDLETON
FUTURE LAND USE: Res
IRRIGATION DISTRICT: BLACK CANYON IRRIGATION DIST
FEMA FLOOD ZONE: X
FEMA FLOODWAY: NOT In FLOODWAY
FIRM PANEL NUMBER: 16027C0275F
WETLAND: Freshwater Emergent Wetland
NITRATE PRIORITY: NO Nitrate Prio
PRINCIPAL ARTERIAL: NOT In Principal Art
COLLECTOR: NOT In COLLECTOR
INSTRUMENT NO. : 2021018839
SCENIC BYWAY: NOT In Scenic Byway
LEGAL DESCRIPTION: 33-5N-2W SW TX 14097 IN N 1/2 SW
PLATTED SUBDIVISION:
SMALL CITY ZONING:
SMALL CITY ZONING TYPE:

DISCLAIMER:

1. FEMA FLOOD ZONE REFERS TO THE DESIGNATED FEMA FLOOD AREAS POSSIBLY ONE (1) OF SEVERAL ZONES - SEE FIRM PANEL NUMBER
2. THIS FORM DOES NOT CALCULATE DATA FOR PARCELS INSIDE CITY LIMITS SO WATCH YOURSELVES

3 WETLANDS CLASSIFICATION WILL POPULATE IF "ANY" PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND

4 COLLECTORS AND ARTERIALS ARE BASED ON THE SHERRIFS CENTERLINE WITiI AN ADDITIONAL 100 FOOT BUFFER

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT, INDIRECT, SPECIAL, OR CONSEQUENTIAL DAMAGES RESULTING FROM T
OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.
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1
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CANYON COUL Y DEVELOPMENT SERVICES MAKES NO WARRANTY  .[H RESPECT TO THE
ACCURACY, COMPLETENESS, OR USEFULNESS OF THIS PARCEL INFORMATION TOOL.

R37602010 PARCEL INFORMATION REPORT  3/31/2022 10:30:59 AM
PARCEL NUMBER: R37602010
OWNER NAME: MIDDLETON 187 LLC
CO-OWNER:
MAILING ADDRESS: PO BOX 140298 BOISE ID 83714
SITE ADDRESS: 0 DUFF LN
TAX CODE: 0310000
TWP: 5N
RNG: 2w
SECTION: 33
QUARTER: SW
ACRES: 60.08
HOME OWNERS EXEMPTION: No
AG-EXEMPT:
DRAIN DISTRICT: NOT In Drain Dist
ZONING DESCRIPTION: AG / AGRICULTURAL
HIGHWAY DISTRICT: CANYON HWY
FIRE DISTRICT: MIDDLETON FIRE
SCHOOL DISTRICT: MIDDLETON SCHOOL DIST
IMPACT AREA: MIDDLETON
FUTURE LAND USE: Res
IRRIGATION DISTRICT: BLACK CANYON IRRIGATION DIST
FEMA FLOOD ZONE: X
FEMA FLOODWAY: NOT In FLOODWAY
FIRM PANEL NUMBER: 16027C0275F
WETLAND: Freshwater Pond
NITRATE PRIORITY: NO Nitrate Prio
PRINCIPAL ARTERIAL: NOT In Principal Art
COLLECTOR: NOT In COLLECTOR
INSTRUMENT NO. : 2021018839
SCENIC BYWAY: NOT In Scenic Byway
LEGAL DESCRIPTION: 33-5N-2W SW TX 06849 IN S1/2 SW & SESW
PLATTED SUBDIVISION:
SMALL CITY ZONING:
SMALL CITY ZONING TYPE:

DISCLAIMER:

1. FEMA FLOOD ZONE REFERS TO THE DESIGNATED FEMA FLOOD AREAS POSSIBLY ONE (1) OF SEVERAL ZONES - SEE FIRM PANEL NUMBER
2. THIS FORM DOES NOT CALCULATE DATA FOR PARCELS INSIDE CITY LIMITS SO WATCH YOURSELVES

3. WETLANDS CLASSIFICATION WILL POPULATE IF "ANY" PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND

4 COLLECTORS AND ARTERIALS ARE BASED ON TIIE SIIERRIFS CENTERLINE WITH AN ADDITIONAL 100 FOOT BUFFER

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT, INDIRECT, SPECIAL, OR CONSEQUENTIAL DAMAGES RESULTING FROM THE USE OR MISUSE
OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.



CANYON COU. ¢ DEVELOPMENT SERVICES MAKES NO WARRANTY . {H RESPECT TO THE
ACCURACY, COMPLETENESS, OR USEFULNESS OF THIS PARCEL INFORMATION TOOL.

R37605 PARCEL INFORMATION REPORT
PARCEL NUMBER: R37605

3/31/2022 10:30:37 AM

OWNER NAME:
CO-OWNER:
MAILING ADDRESS:
SITE ADDRESS:
TAX CODE:

TWP:

RNG:

SECTION:

QUARTER: s

ACRES:

HOME OWNERS EXEMPTION:
AG-EXEMPT:

DRAIN DISTRICT:
ZONING DESCRIPTION:
HIGHWAY DISTRICT:
FIRE DISTRICT:
SCHOOL DISTRICT:
IMPACT AREA:

FUTURE LAND USE:
IRRIGATION DISTRICT:
FEMA FLOOD ZONE:
FEMA FLOODWAY:
FIRM PANEL NUMBER:
WETLAND:

NITRATE PRIORITY:
PRINCIPAL ARTERIAL:
COLLECTOR:
INSTRUMENT NO. :
SCENIC BYWAY:
LEGAL DESCRIPTION:
PLATTED SUBDIVISION:
SMALL CITY ZONING:
SMALL CITY ZONING TYPE:

TBC LAND HOLDING LLC

PO BOX 140298 BOISE 1D 83714
0 DUFF LN

0310000

5N

NOT In Drain Dist

AG /AGRICULTURAL

CANYON HWY

MIDDLETON FIRE

MIDDLETON SCHOOL DIST
MIDDLETON

Res

BLACK CANYON IRRIGATION DIST
X

NOT In FLOODWAY

16027C0275F

Freshwater Emergent Wetland

NO Nitrate Prio

NOT In Principal Art

NOT In COLLECTOR

2021066908

NOT In Scenic Byway

33-5N-2W SW N 1/2 SW LS TX 06473

DISCLAIMER:

1. FEMA FLOOD ZONE REFERS TO THE DESIGNATED FEMA FLOOD AREAS POSSIBLY ONE (1) OF SEVERAL ZONES - SEE FIRM PANEL NUMBER
2. THIS FORM DOES NOT CALCULATE DATA FOR PARCELS INSIDE CITY LIMITS SO WATCH YOURSELVES

3. WETLANDS CLASSIFICATION WILL POPULATE IF "ANY" PORTION OF SAID PARCEL CONTAINS A DELINEATED WETLAND

4 COLLECTORS AND ARTERIALS ARE BASED ON THE SHERRIFS CENTERLINE WITH AN ADDITIONAL 100 FOOT BUFFER

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT, INDIRECT, SPECIAL, OR CONSEQUENTIAL DAMAGES RESULTING FROM THE USE OR MISUSE
OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.



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

R37597 PARCEL INFORMATION REPORT  331/202210:17:13 AM
PARCEL NUMBER: R37597
OWNER NAME: MIDDLETON 187 LL.C
CO-OWNER:
MAILING ADDRESS: PO BOX 140298 BOISE ID 83714
SITE ADDRESS: 0 LANSING LN
TAX CODE: 0310000
TWP: 5N
RNG: 2W
SECTION: 33
QUARTER: SE
ACRES: 97.16
HOME OWNERS EXEMPTION: No
AG-EXEMPT:
DRAIN DISTRICT: NOT In Drain Dist
ZONING DESCRIPTION: AG /AGRICULTURAL
HIGHWAY DISTRICT: CANYON HWY
FIRE DISTRICT: MIDDLETON FIRE
SCHOOL DISTRICT: MIDDLETON SCHOOL DIST
IMPACT AREA: MIDDLETON
FUTURE LAND USE: Res
IRRIGATION DISTRICT: BLACK CANYON IRRIGATION DIST
FEMA FLOOD ZONE: X
FEMA FLOODWAY: NOT In FLOODWAY
FIRM PANEL NUMBER: 16027C0275F
WETLAND: Freshwater Emergent Wetland
NITRATE PRIORITY: NO Nitrate Prio
PRINCIPAL ARTERIAL: NOT In Principal Art
COLLECTOR: COLLECTOR
INSTRUMENT NO. : 2021018848
SCENIC BYWAY: NOT In Scenic Byway
LEGAL DESCRIPTION: 33-5N-2W SE TX 19464 IN SE
PLATTED SUBDIVISION:
SMALL CITY ZONING:
SMALL CITY ZONING TYPE:

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

CANYON COUNTY ASSUMES NO LIABILITY FOR DIRECT, INDIRECT, SPECIAL, OR CONSEQUENTIAL DAMAGES RESULTING FROM THE USE OR MISUSE
OF THIS PARCEL INFORMATION TOOL OR ANY OF THE INFORMATION CONTAINED HEREIN.



PLANNING AND ZONING COMMISSION

FINDINGS OF FACT, CONCLUSIONS OF LAW AND ORDER

In the matter of the application of:

[CR) RZ2021-0056] — [Middleton 187 LLC]

The Canyon County Planning and Zoning Commission considers
the following:

1) Conditional Rezone [The applicant is requesting to
conditionally rezone 217 + acres from “A” (Agricultural) to
“CR-R1” (CR-Single Family Residential) for the purpose of
developing a residential subdivision, Farmington Hills
Subdivision, proposed to have municipal water and sewer
services supporting the development of 492 total lots with
421 residential lots subject to a Middleton City pre-
annexation agreement approved December 6, 2023 and a
development agreement with Canyon County. The subject
properties, R37605, R37605010, R37602010, and R37597
comprising 217 + acres, are located between Duff Lane and
Lansing Lane north of Foothill Road in a portion of the SW
Y and the SE ¥ of Section 33, T5N, R2W, BM, Canyon
County, Idaho.]

Summary of the Record

1. The record is comprised of the following:

A. The record includes all testimony, the staff report, exhibits, and documents in Case File (CR) RZ2021-0056
and SD2021-0059.

Applicable Law

1. The following laws and ordinances apply to this decision: Canyon County Code 801-17 (Land Use/Land
Division Hearing Procedures), Canyon County Code 807-05 (Notice, Hearing and Appeal Procedures), Canyon
County Code 807-06-01 (Initiation of Proceedings), Canyon County Code 807-06-07 (Conditional Rezones),
Canyon County Code 8§07-10-27 (Land Use Regulations (Matrix)), ldaho Code §67-6511 (Zoning Map
Amendments and Procedures), and Canyon County Code §09-09-17 (Area of City Impact Agreement).

a. Notice of the public hearing was provided per CCZO §07-05-01 and Idaho Code §67-6509. Affected
agencies were noticed on February 24, 2023 and December 4, 2023. JEPA Notice to the City of
Middleton was provided on February 24, 2023 and December 6, 2023. Newspaper notice was
published on December 7, 2023. Property owners within 600” were notified by mail on December 4,
2023. Full political notice was provided on February 24, 2023 and December 4, 2023. The property
was posted on December 15, 2023. On January 8, 2024 nine (9) property owners within 600 feet not
included in the original mailing were mailed a property owner notification of the meeting date and
provided an additional comment period to January 17, 2024.

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 CCZO 8§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 CCZO §07-05-01

The commission has the authority to exercise powers granted to it by the Idaho Local Land Use and Planning
Act (“LLUPA”) and can establish its own ordinances regarding land use, including subdivision permits. See
I.C. §67-6504, §67-6511.

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. CCZO §07-03-01,
07-06-05. Or Any hearing examiner appointed by the board shall perform such duties as assigned by the board
pursuant to Idaho Code section 67-6520. See CCZO 807-03-07.

The burden of persuasion is upon the applicant to prove that all criteria, including whether the proposed use is
essential or desirable to the public welfare, are satisfied. CCZO §07-05-03.

Idaho Code 867-6535(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. CCZO 07-05-03(1)(1).

The application RZ2021-0056 was presented at a public hearing before the Canyon County Planning and Zoning
Commission on January 18, 2024. 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 CRITERIA - CCZO §07-06-07(6)

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

Conclusion: The Commission concludes that as proposed the conditional rezone from “A” (Agricultural) to CR-

R1 (conditionally zoned-Single Family Residential) is generally consistent with the 2020
Comprehensive Plan subject to the conditions of approval, the memorandum of understanding with
the Middleton School District, and the pre-annexation agreement with the City of Middleton. The
Commission need not examine each goal and policy but consider the Plan as a whole. The applicable
plan, the 2020 Comprehensive Plan, designates the proposed application area as Residential. The
Commission when reviewing the Plan as a whole, finds and concludes that the use and application are
consistent with the Plan based on the evidence and review of the Plan components. The Plan directs
the hearing body to utilize measures, like the conditional use permit and/or a development agreement,
to mitigate potential interference with existing residential uses and potential impacts on agricultural
resources, ground and surface water, transportation system and services, and school facilities which
the Commission believes is accomplished here.

Findings: (1) The 2020 Comprehensive Plan designates this area as ‘Residential” on the Future Land Use
Map.

(2)  The parcel lies within the Area of Impact for the City of Middleton. Pursuant to 09-09-17 of
the Canyon County Code, the County recognizes that the City of Middleton has also
developed a comprehensive plan that addresses this area of impact. The City of Middleton
Future Land Use Map has this area of designated as ‘Residential’ (Section 09-05-19 Canyon
County Code). The property does not currently lie adjacent to Middleton City limits but is in
proximity (1/4 mile) whereby the City and the Developer have entered into a pre-annexation
agreement to provide municipal services including sewer and water to the development
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reducing the potential environmental impact in the immediate area and extending services for
future growth.

(3) “For the county at large, the Plan (if properly implemented) assures that land use conflicts
will be resolved if not avoided, that misuses of land will not occur, that traffic congestion
will be minimized, that facilities will be located in areas where people can best use them, and
that the county’s growth will take place in an orderly, rational manner.” (page 4, 2020
Comprehensive Plan)

(4) The Plan indicates that the residential designation is a zone specifically set aside for
residential development. “Residential development should be within areas that demonstrate a
development pattern of residential land uses.” This development is surrounded by residential
development that has occurred through conditional use permits, administrative land divisions,
and residential zoning entitlements and subdivisions. There are currently 65 platted
subdivisions and additional subdivisions in platting within one mile of the subject properties
as noted on the Subdivision Map and Lot Report (Exhibit 29). The Middleton city limits are
located within ¥ mile to the south and a % mile west of the subject property as evidenced by
the aerial map (see Exhibit 31) and municipal services will be provided to the property for
the proposed development. (Exhibit 15-Pre Annexation Agreement)

(5) Chapter 2: Population Component: The plan is generally consistent with the goals and
policies of the population component including the goal of guiding future growth in order to
enhance the quality and character of the county while providing and improving the amenities
and services available to county residents. City municipal services will be extended and
enhanced at the location including water and sewer to serve this development and the
surrounding area. Roadways and intersections are proposed to be improved in areas of
significant concern including a signalized intersection at Duff Lane and Highway 44 prior to
the first phase of the development as indicated in the Pre-Annexation agreement, ITD
requirements, and Canyon Highway District 4 requirements (see Exhibits 15, 16, 19). A
second signalized intersection at Lansing and State Highway 44 will be required prior to
development of Phase 10 (prior to making a through connection from the development to
Lansing Lane) if not previously constructed.

(6)  Chapter 1: Property Rights Component: The Property Rights Component of the Plan is
intended to ensure that land use hearing procedures do not violate individual property rights
and that individual property rights are not burdened by unnecessary technical limitation (see
Goal no. 1 in this component). The Commission places conditions that aim to protect the
life, health and safety of the property owners and citizens of Canyon County in compliance
with state, federal, and county regulations as appropriate and as provided for in the
Development Agreement and Preliminary Platting process of the Canyon County
Ordinances. The Commission finds that the hearing and notifications were consistent with
the requirements of the law and that the applicant and property owners were provided due
process of law by the nature of these proceedings.

(7)  Chapters 5 Land Use Component and Chapter 6 Natural Resources Component: Although
the overall guidance of the plan is to protect agriculture inclusive of agricultural land as a
limited natural resource, the Plan also recognizes the challenge of balancing natural resources
against the impacts of population growth. The subject property is located in an area that has
for many years been trending toward residential growth and development. The character of
the area is residential. The subject property is currently in irrigated agricultural production
but it is nearly surrounded by developed residential subdivision lots. There are 16 platted
subdivisions within 1/4 mile and 33 platted developments within a 1/2 mile of the property
(See Subdivision Maps Exhibit 29). The area south and east is primarily residential with
residential zoning (see Zoning Map Exhibit 30). The property lies within the Middleton
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impact area. The Commission finds that the predominant character of the area is residential.
The 2020 Canyon County Comprehensive Plan Future Land Use Map and the City of
Middleton Future Land Use Maps have this area designated as ‘Residential’ (Exhibits 32 and
33).

(8) Chapter 8: Public Services, Facilities and Utilities Component indicates that adequate public
services and facilities are vital to the future of Canyon County and that these services are
essential to the health, safety and welfare of its residents. This development will provide the
extension of critical services to this transitioning area including municipal sewer and water
services. The development as proposed and conditioned generally complies with this
component of the Plan.

(9) Chapter 9: Transportation Component states, “the responsibility for maintenance, operational
improvements and capacity expansion of local roadways resides with four rural highway
districts and eight cities in Canyon County.” The proposed development is in general
compliance with the goals and policies and more specifically with Goal 2, “Promote and
improve traffic safety in the design and development of local and regional transportation
facilities, particularly for local and neighborhood facilities.” Goal 4, “Collaborate with
highway districts, the Idaho Transportation Department (ITD), VRT, cities, and others in
planning for, designing, developing and permitting new and/or expanding transportation
facilities.” The proposed development as conditioned will provide for additional traffic
safety improvements through the design and build of the interim signalized intersection at
State Highway 44 and Duff Lane prior to the first phase of development completion (Exhibits
15,16, & 19). The development will also at full buildout provide connection of two collector
roadway segments between Duff and Lansing Lanes including Willis Road and Meadow
Park Boulevard. The completion of these roadway segments will provide much needed
access for the public and emergency services alleviating pressure on Purple Sage Road and
Foothill Road (Exhibit 3). COMPASS (Exhibit 22) indicates that bicycle lanes should be
considered for Meadow Park Boulevard and traffic calming measures for Willis Road.

(10) Chapter 3: School Facilities and Transportation Component indicates that new residential
development brings new students into a district and eventually requires new school facilities.
In recent years population growth and development have outpaced the ability of the affected
school districts to provide new facilities. Middleton School District has not been successful
in obtaining funding through school bond elections to build required school facilities. The
goals and policies of this component focus primarily on the siting of schools in the land use
planning process and providing opportunity for the school districts to participate in the
planning processes. The District has been provided the opportunity to review and comment
on the proposed applications and to provide clarification and additional information
regarding the affected schools. The applicant was also encouraged to work with the District
to understand and potentially mitigate their development’s impact to the District’s facilities.
Currently the district is over capacity in two of the three elementary schools and nearing
capacity in the middle and high school facilities as evidenced by information provided by
Superintendent Marc Gee in Exhibit 12. It is important to note that through further
discussion with Mr. Gee that the information provided does not include cumulative
development approvals but rather current school population and the impact that the current
development could present to the existing system (see Exhibit 12A). The District is currently
providing required classroom space through the use of modular classrooms at the elementary
schools. It is important to note that Mr. Gee in Exhibit 12A indicates that while the modular
units provide for classroom space they do not provide for the “limitations of the common
areas inclusive of the cafeteria, gymnasiums, restrooms, hallways, etc.” The applicant has,
consistent with Policy 4, worked with the District to provide for some funding to mitigate a
portion of the cost burden created by the proposed development. Policy 4 indicates that the
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developer should work with the District to “provide land or funding toward the purchases of
land for school sites...” The agreement between the developer and Middleton School
District does not provide for land or the purchase of land but can provide for additional
infrastructure costs associated with the increased student enrollment as indicated in the
memorandum of understanding (MOU) between the District and the developer (see Exhibit
13). The developer voluntarily agreed to provide $1500 per buildable residential lot at the
time of approval of the final plat for each phase of development which would result in
$630,500 ($1500 x 421 residential lots) over the next 7-10 years if the development is
approved.

(11) Evidence includes the application, support materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 & SD2021-059.

(12) Evidence includes associated findings and evidence supported within this document.

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

Conclusion: The Commission concludes that when considering the surrounding land uses which are primarily
residential in character the conditional rezone from Agricultural to CR-R1 (CR-Single Family
Residential) is more appropriate than the current Agricultural zoning designation.

Findings: (1) The Future Land Use Maps for both the County and the City of Middleton designate the
expected and planned land use to be residential. (See maps 32 and 33)

(2)  The subject property is surrounded by residentially developed properties as seen on the aerial
map (Exhibit 31) and the subdivision and lot reports map (Exhibit 29). The city limits of
Middleton are within a quarter mile (1/4) of the subject property and municipal services are
planned (and conditioned) to be extended to the subject property for the proposed
development. There are five developments that are zoned R1 (Single Family Residential) on
the north and east boundaries of the subject properties that were zoned “R1” (Single Family
Residential) between 2018 and 2021 and platted for residential development inclusive of
Meadow Bluff (10 Lots 2021), Cascade Hills No. 2 (26 lots 2022), Cascade Hills No. 1 (26
lots 2021), C4 Subdivision (24 lots 2023) and C3 Subdivision (30 lots 2021). These
developments are consistent with the required minimum average lot size of one (1) acre for
development that is not served by municipal services. The Commission finds that the
development trend in the area is residential.

(3) There are 65 platted subdivisions and additional developments in the platting process within
one mile of the proposed development (Exhibit 29). The lot sizes of the platted county
developments range from 0.80 acres to 5.0 acres per lot. The average lot size of the recent
platted developments immediately adjacent to the subject property is 1.32 acres with no
provisions for community open space. The majority of the development occurring outside of
the city limits is served by individual wells and septic systems necessitating the larger lot
sizes. Lots developed within the city limits with municipal services including the Falcon
Valley phases and Waterford Subdivision have an average lot size of 0.30 acres. The
proposed Farmington Hills Subdivision is proposing 421 residential lots on approximately
217 acres to be developed in thirteen phases (average of 37 lots -common and residential per
phase). The developer has indicated that dependent upon market conditions they expect to
complete one to two phases per year with a 7-10 year full buildout. The expectation would
be 38-65 new building lots per year for the proposed master planned development. The
Canyon County Zoning Ordinance §07-10-21(2) Minimum Parcel or Lot Size, provides that
the minimum lot size in the R1 zone be an average minimum lot size of one (1) acre for
residential lots.»?3 Footnote 1 indicates, “For parcels within the Area of City impact with
central sewer and/or water services, the parcel or lot size may be reduced to 12,000 square
feet per lot.”” The Commission finds that as proposed and conditioned with municipal
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services provided, the development with an “CR-R1” zoning designation is consistent with
the zoning ordinance requirements.

(4) The Commission acknowledges that the public participated in the process and provided many
comments and concerns regarding the proposed development of the 217 acres of currently
productive agricultural properties (Exhibits 41-53). The written and oral testimony indicates
that the agricultural lands should remain in agricultural production which is compatible with
the surrounding ‘ranchettes’ on 1.3 acre average parcels or that the development should
contain lots consistent with the one (1) acre lots in the vicinity. The written testimony
indicates opposition to the density of the development not being consistent with the
surrounding lot sizes of one acre or more in the area and significant concerns regarding the
transportation system and impacts to schools. There is concern regarding the development
of 421 lots on the existing wells in the vicinity. Some of the concerns were regarding the
impact to the Black Canyon Irrigation structures and facilities on the property. The
Commission finds that the property is currently in agricultural production and that the
average lot size in the immediate vicinity of the property is 1.3 acres. The Commission also
finds that the character of the area is residential or trending to residential, the proposal is
consistent with the requirements of the zoning ordinance, and that the requested conditional
rezone is as appropriate as the current zone.

(5) Evidence includes the application, support materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.

(6) Evidence includes associated findings and evidence supported within this document.
3. Is the proposed conditional rezone compatible with surrounding land uses?

Conclusion: The Commission concludes that the conditional rezone to “R1” (Single Family Residential) is
compatible with the surrounding land uses of agricultural, rural residential, and single-family
residential.

Findings: (1) The Commission finds that the proposed conditional rezone and development is consistent
with surrounding land uses as evidenced by the recent development of single-family
residential subdivisions including Meadow Bluff, Cascade Hills No. 1 and No.2 and C3 and
C4 Subdivisions on the north and east boundaries of the subject properties. (Exhibit 29 and
31)

(2) The Commission finds that the proposed development contains a higher lot density than the
existing residential development in the area. The development is proposing average 12,804
square foot lots versus the current average lot size of 1.3 acres for the platted lots adjacent to
the development. However, the Commission acknowledges that the development is proposed
to be served by both municipal water and sewer services and contains large areas of open
space by design and necessity to accommodate the Williams gas pipeline and BCID
irrigation facilities. The Commission also acknowledges that the zoning ordinance allows for
additional density in a development that extends municipal services to provide for orderly
development within the areas of impact. (see Exhibits 3, 4, 15, 29)

(3) Evidence includes the application, support materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.

(4) Evidence includes associated findings and evidence supported within this document.
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4. Will the proposed conditional rezone negatively affect the character of the area? What measures will be
implemented to mitigate impacts?

Conclusion: The Commission concludes that the conditional rezone and proposed development will change the
use of the subject property from agricultural to residential but that the character of the area is
residential and has been trending to residential for many years as reflected by the Comprehensive
Plan designation of ‘Residential’ and the substantial development in the area (Exhibits 29, 32 & 33).
The Commission concludes that the developer as conditioned to comply with adjacency requirements
for Canyon Highway District No. 4, Middleton City, Black Canyon Irrigation District, and the Idaho
Transportation Department has provided for required mitigation of impacts on the transportation and
irrigation systems (Exhibits 16, 15, 19 & 20).

Findings: (1) The subject properties, 217+ acres, are currently in irrigated agricultural production and
contain several irrigation supply and drainage facilities within the boundaries of the
properties. The property is also bisected by the Williams Northwest Gas pipeline. The
property also contains areas of significant slope with portions exceeding 15% slope requiring
that the developer comply with the Hillside Development requirements in CCZO 8§07-17-
23(1). The Commission finds that although this group of properties create a large
agricultural oasis; the character of the area has for many years been transitioning to
residential consistent with the Plan and with surrounding property development. (Exhibits 29,
37, 5-6, and 31)

(2) The character of the area is single family residential with average lot sizes of one acre or
greater. The Commission finds that land use approvals and development has occurred
through conditional use permits, administrative divisions and rezones with platted
subdivisions and re-subdivision of older (1971-1972) platted lots. There are 65 platted
developments within one mile of the subject properties and five (5) recently platted between
2021 and 2023 immediately adjacent on the north and east boundaries inclusive of Meadow
Bluff (10 Lots 2021), Cascade Hills No. 2 (26 lots 2022), Cascade Hills No. 1 (26 lots 2021),
C4 Subdivision (24 lots 2023) and C3 Subdivision (30 lots 2021). The Commission finds
that the proposed conditional rezone to “CR-R1” (Single Family Residential) is consistent
with the zoning and land uses of the surrounding properties (see zoning map Exhibit 30) and
that the proposed density is consistent with the ability to provide municipal services within
the Middleton Area of City impact in accordance with CCZO 807-10-21(2) Minimum Parcel
or Lot Size provides that the minimum lot size in the “R1” zone be an average minimum one
acre lot size for residential lots and that Footnote 1 indicates, “For parcels within the Area of
City impact with central sewer and/or water services, the parcel or lot size may be reduced
to 12,000 square feet per lot.”” The Commission finds that as proposed and conditioned the
rezone and development is consistent with the zoning ordinance requirements.

(3) Several of the letters in opposition inclusive of the petition electronically signed by 143
individuals (Exhibits 41-53), indicate that traffic in the area on the local roads is of concern
and are opposed to adding additional residential traffic until the infrastructure is improved.
The highway district having jurisdiction of the roads in the area has provided a review of the
initial and revised traffic impact studies for the proposed development and indicated the
required improvements to existing critical infrastructure and the proportionate share costs for
future improvements of local infrastructure. The developer must design and build the interim
intersection at State Highway 44 and Duff Lane prior to the approval of the Phase 1 Final
Plat and the signalized intersection at State Highway 44 and Lansing Lane if not built out
before Farmington Hills Subdivision Phase 10 (through connection to Lansing at either
Meadow Park Boulevard or Willis Road) in accordance with ITD, City of Middleton and
HD4 agency requirements (Exhibits 15, 16,19). The Commission finds that the developer is
providing for mitigation as required by the transportation entities.
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(4) Evidence includes the application, support materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.

(5) Evidence includes associated findings and evidence supported within this document.

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

Conclusion: The Commission concludes that adequate facilities and services including sewer, water, drainage,
irrigation, and utilities will be provided to accommodate the use.

Findings: (1) The development will be served by municipal sewer and water as evidenced by the pre-
annexation agreement with the City of Middleton (Exhibit 15). The development has surface
irrigation rights and will be installing pressurized irrigation to serve the development along
with relocating and improving multiple irrigation facilities on the property in coordination
with Black Canyon Irrigation District (Exhibit 20). The developer has provided a
preliminary grading and drainage plan for the proposed development that will be finalized
during the construction drawing review and build process at the time of development.
Stormwater must be retained onsite in accordance with CCZO 807-17.

(2) Notice of the public hearing was provided per CCZO 8§07-05-01. Affected agencies were
noticed on February 24, 2023 and December 4, 2023. JEPA Notice to the City of Middleton
was provided on February 24, 2023 and December 6, 2023. Newspaper notice was published
on December 7, 2023. Property owners within 600" were notified by mail on December 4,
2023. Full political notice was provided on February 24, 2024 and December 4, 2023. The
property was posted on December 15, 2023. Agency comments were received from the ITD,
BCID, HD4, Williams Northwest Pipeline, COMPASS, DEQ, Middleton City, Idaho Fish
and Game, Canyon Soil Conservation District, Middleton Fire District and the Middleton
School District. Staff did not receive comments from Idaho Power or Intermountain Gas for
this development proposal.

(3) Evidence includes the application, support materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.

(4) Evidence includes associated findings and evidence supported within this document.

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?

Conclusion: The Commission concludes that public street improvements are required at an offsite location, State
Highway 44 and Duff Lane intersection, to improve and mitigate the impacts of the proposed
development on the transportation system. Street improvements are required for access and internal
development in accordance with the Highway District 4 (HD4) requirements and the City of
Middleton pre-annexation agreement.

Findings: (1) The Commission finds that ITD, HD4 and the City of Middleton based on the applicable
standards of development and the results of the traffic impact studies (2020 & revised 2023)
require mitigation of multiple intersections at State Highway 44. Other street improvements
require a contribution of proportionate share fees as indicated in the HD4, City of Middleton,
and ITD exhibits as conditioned to meet agency requirements (see Exhibits 15, 16, 19).

(2) The Commission finds that the developer has provided a phasing plan for the development
that restricts internal site traffic to a primary access to Duff Lane until Phase 10 (approx. 340
lots) at which time the intersection at State Highway 44 and Lansing Lane shall be improved
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and signalized prior to the development traffic taking direct access to Lansing Lane. The
Commission finds that the developer has agreed to construct the Lansing intersection prior to
signature on the final plat of Phase 10 (prior to direct access to Lansing Lane from the
development) if not in service at the time of development.

(3) The Commission finds that cumulative impacts of development in the area has created
congested areas as identified in the traffic impact studies. The agencies having expertise and
primary jurisdiction of the roadways and for determining service levels have provided
sufficient comments, conditions and mitigation for the proposed development. The
Commission acknowledges that the public is concerned with the additional trips on the
roadways and the potential safety impacts at other intersections impacted by the cumulative
development. The jurisdictions having authority over the transportation systems are and will
continue to make improvements as the level of service and safety dictate (Exhibits 15, 16,
19).

(4) Evidence includes the application, support materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.

(5) Evidence includes associated findings and evidence supported within this document.

7. Does legal access to the subject property for the conditional rezone exist or will it exist at time of
development?

Conclusion: The Commission concludes that the subject property has frontage on Duff Lane, Lansing Lane,
Meadow Park Boulevard (existing and future) and that legal access exists and will be improved at
time of development.

Findings: (1) The applicant shall be conditioned to comply with Canyon Highway District #4 (HD4) to
improve the frontage, future roadways, and access to existing roadways. HD4 has reviewed
and provided comments and preliminary approval of the roadways and access points in
Exhibit 3 & 16.

(2) HDA4 also provided clarification that two lots proposed in Phase 13, Lots 3 & 4, Block 4 will
take access directly to Meadow Park Boulevard via a shared access to the collector roadway.
Meadow Park Boulevard shall be constructed by the developer of Farmington Hills in
accordance with HD4 requirements as indicated in Exhibits 16 &17.

(3) Evidence includes the application, support materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.

(4) Evidence includes associated findings and evidence supported within this document.

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?

Conclusion: The Commission concludes that essential services will be provided to the proposed development
including police, fire and emergency medical services. The development will provide fire hydrants
and meet fire district requirements. Public streets and access will be provided throughout the
development for emergency services access. The Commission concludes that the Middleton School
District will be impacted as a result of the conditional rezone entitlement to the subject property and
eventual development on the property as proposed. The School District indicates that the
development at full build-out (421 lots) is expected to increase the student enrollment by 210-294
students. Currently the elementary school, Mill Creek Elementary, serving this area is at 118%
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capacity. The developer has entered into an MOU to provide funds per residential unit to help
mitigate development impact (Exhibit 13).

Findings: (1) The Middleton Rural Fire District provided a review of the proposed project and provided
comments and conditions to be executed during the development phases of the project
(Exhibit 11).

(2) The Commission finds that the proposed development will contribute to the capacity
concerns of the school district. The Middleton School District provided information on the
current status of the District’s affected schools with capacity as follows: Mill Creek
Elementary, 500 N. Middleton Road, is at 118 % of capacity with six (6) portable classroom
units totaling 12 classrooms. The middle school is at 85% capacity and the high school is
nearing capacity at 91%. The school district indicates, ““there is an immediate need for
additional facilities in our school district, primarily at the elementary grades. However, we
have significant concerns of the continued growth and our ability to meet the future facility
needs of our district at the secondary level...” (Exhibit 12)

(3) The Commission finds that the developer and the school district have entered into a
Memorandum of Understanding (MOU) agreement whereby the developer agrees to pay
$1500 per platted buildable lot with each final plat phase of the development to help to
mitigate and assist with infrastructure costs associated with each phase of development. At
build-out of 421 residential lots that equates to a contribution of $631,500.00 in voluntarily
imposed mitigation fees by the developer (see Exhibits 12 and 13).

(4) The Commission finds that the development, if approved, will be developed in thirteen
proposed phases with an expected buildout of 7-10 years dependent upon market demands as
stated by the developer. The District indicates that with each new home they can expect [0.5
- 0.7 students] with an average of 0.569 students (210-294 total) attending schools in the
district (421 residential lots x 0.569 =239 students). If on the upper end of the predicted
number of students it equates to approximately 23 students per phase of the proposed
development. The typical number of students per standard classroom is 26.72 students. The
Commission finds that as proposed the development could contribute between 23-46 students
per year to the school system (Exhibits 12 and 13) and that the developer has voluntarily
entered into an agreement to contribute $1500 dollars per buildable lot to help to mitigate
interim infrastructure costs of students entering the system (Exhibit 12 and 13).

(5) Evidence includes the application, support materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.

(6) Evidence includes associated findings and evidence supported within this document.

Canyon County Code 809-09-17 (Area of City Impact Agreement) - AREA OF CITY IMPACT AGREEMENT
ORDINANCE

Conclusion: The property is located within the Middleton Area of City Impact. A notice was sent to the City of
Middleton per Canyon County Code Section 09-09-17. The Pre-Annexation Agreement and Conditions
applied require future development to work with the City of Middleton.

Findings: (1) Pursuant to the pre-annexation agreement with the City of Middleton the developer is
required to work with the City to connect to municipal infrastructure, complete
improvements and meet the requirements of the plan as proposed in the application.

(2) The properties, 217+ acres, are located within the Middleton area of city impact and are
located within a quarter mile of the city limits to the south at Foothill Road as evidenced
herein and on the aerial map (Exhibit 31).
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(3) Evidence includes the application, support materials submitted by the applicant, public
testimony, and the staff report with exhibits found in Case No. RZ2021-0056 and SD2021-
0059.

Order

Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Planning and Zoning
Commission recommends approval of Case # RZ2021-0056, a conditional rezone from an “A” (Agricultural) zone to
“CR-R1” (CR-Single Family Residential) zone for parcels R37605, R37605010, R37602010, and R37597 comprised of
approximately 217 + acres subject to conditions of approval (Attachment A) to be enumerated in a development
agreement.

DATED this day of , 2024.

PLANNING AND ZONING COMMISSION
CANYON COUNTY, IDAHO

Robert Sturgill, Chairman

State of Idaho )
SS
County of Canyon County )
On this day of , inthe year 2024, before me , anotary 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 property.

2. The developer shall comply with CCZO 807-06-07 (4): Time Requirements: "All conditional rezones for a land
use shall commence within two (2) years of the approval of the board."

3. The development shall be served by both municipal water and sewer in accordance with the pre-annexation
agreement with the City of Middleton (Exhibit 15 Draft Agreement) and in accordance with the conditional
rezone Development Agreement for case file RZ2021-0056. If the development cannot be served by both
municipal water and sewer a new conditional rezone and preliminary plat application with a development
agreement shall be submitted for review and approval through the Canyon County hearing processes to ensure
compliance with the Canyon County codes.

4. The development is subject to compliance with the International Fire Code. The development shall comply with
Middleton Rural Fire District requirements upon review and approval by the Fire District of the construction
drawings submitted with each phase of final plat. Evidence of approval shall be a letter from Middleton Rural
Fire District. Evidence shall be submitted to DSD prior to the Board’s signature on the final plat for each phase of
development.

5. Williams Northwest Pipeline: Obtain final approval prior to construction/development in the area of the pipeline
and pipeline easements (Exhibit 21 email dated July 18, 2023 Z. Cradic from Tim Dagley, Williams pipeline).
Developer shall place a disclosure notice of the pipeline easement and restrictions in the development deeds and
homeowner’s covenants.

6. Black Canyon Irrigation District (Exhibit 20-staff report): The development is subject to compliance with Black
Canyon Irrigation District (BCID) requirements at time of development. BCID shall review and approve
development plans and construction drawings with each phase of the development. Evidence of approval shall be
a letter from BCID. Evidence shall be submitted to DSD prior to the Board’s signature on the final plat for each
phase of development.

7. Highway District 4 (formerly Canyon Highway District #4): Development shall comply with the requirements of
the local highway district. Before the Board of County Commissioner’s signature on the final plat, the local
highway district shall sign the final plat demonstrating consistency with their applicable regulations.

8. ldaho Transportation Department (ITD): Development shall comply with the requirements of ITD in cooperation
with the City of Middleton and Highway District #4 as specified in Exhibit 19, 15 and 16. Before the Board of
County Commissioner’s signature on the final plat, the local highway district and the City of Middleton shall sign
the final plat demonstrating consistency with their applicable regulations.

9. The developer has entered into a memorandum of understanding (MOU) with the Middleton School District to
provide $1500 per finally platted, buildable lot within each recorded phase of the Property, to be paid by
developer to the School District directly within ten (10) business days of recording each final plat with the
property. Evidence of compliance shall be provided to DSD in the form of a letter of receipt from the Middleton
School District.

10. Developer shall provide landscaping and asphalt pathways throughout the development in substantial compliance

with the Landscaping Plan inclusive of proposed common area amenities (Exhibit 56). License agreement(s) with
Black Canyon Irrigation District and Williams Northwest Gas Pipeline may be required where pathways and
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landscaping lie within respective easements. Deviations from the proposed plan shall be approved by
Development Services Department Director or as assigned.

11. Consistent with Exhibit 54 (Geotechnical Evaluation for “Farmington Subdivision,” GTI-Project No. 2353-1D)
prepared by GeoTek, Inc., Plan Review recommendation--a soils and compaction report provided by a licensed
professional engineer, shall be provided to the Development Services Building Department with each building
permit for review and approval in compliance with (IRC Chapter 4 Foundations: Section R401.4 Soils tests).

12. The proposed Farmington Hills Subdivision is to be developed in phases with an expected build out of 7-10 years
dependent upon the market requirements. Subject properties not under construction shall remain in agricultural
production where feasible consistent with availability of irrigation facilities remaining in operational production
for that area of the development. All areas not in agricultural production shall be maintained in compliance with
Canyon County Code Chapter 2 Article 1: Public Nuisance Ordinance.

13. Developer shall comply with the requirements of the County Engineer (Exhibit 26-Staff Report).
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Planning & Zoning Commission
Farmington Hills Subdivision Preliminary Plat — SD2021-0059

Development Services Department

FINDINGS OF FACT, CONCLUSIONS OF LAW, & ORDER

Findings

1.

9.

10.

11.

Middleton 187, LLC and TBC Land Holding, LLC, represented by Ardurra (formerly T-O Engineering), is
requesting approval for a Preliminary Plat, Phasing Plan, Irrigation Plan, Hillside Development Plan, and
Grading and Drainage Plan (Exhibits 3-7, Staff Report) subject to approval of a request, RZ2021-0056, to
conditionally rezone the subject property from “A” (Agricultural) to “CR-R1” (CR-Single Family
Residential) with conditions enumerated in a Development Agreement between the applicant and the
County. The development is also subject to a pre-annexation agreement with the City of Middleton
(Exhibit 15, Draft Agreement). The proposed development, Farmington Hills Subdivision, encompasses
approximately 217 acres. The proposed development consists of 421 residential lots with an average lot
size of 12,804 square feet and seventy-one (71) common lots for a total of 492 lots. The development shall
be served by the City of Middleton municipal water and sewer (wastewater) infrastructure. The properties
are designated “Residential” in the Canyon County 2020 Comprehensive Plan. The subject parcels
R37605, R37605010, R37602010, R37597 are located north of Foothill Road between Lansing Lane and
Duff Lane, Middleton, in a portion of the SW ¥4 and the SE ¥4 of Section 33, T5N, R2W, BM, Canyon
County, Idaho.

Parcels R37605, R37605010, R37602010, R37597, containing 217+ acres, are proposed to be conditionally
zoned “CR-R-R” (Conditional Rezone - Rural Residential) per case file RZ2021-0056 subject to a
development agreement. Developer and future property owners shall be subject to the conditions of the
development agreement and preliminary plat.

There are 421 residential lots with an average residential lot size of 12,804 square feet in compliance with
CCZO0 807-10-21(2) Table 2 footnote #1; ““For parcels within he Area of City Impact with central sewer
and /or water services, the parcel or lot size may be reduced to 12,000 square feet.”

The property is located within the Middleton area of city impact.

A pre-annexation agreement with the City of Middleton indicates the development will be served by
municipal services including water and sewer (wastewater) systems (Exhibit 15).

The property has surface irrigation water rights. The developer shall provide irrigation water to each
residential lot in compliance with Idaho Code 31-3805.

The property is located within the Black Canyon Irrigation District and the developer shall work with the
irrigation district to meet development requirements impacting the district’s facilities. (Exhibit 20)

Subdivision runoff will be maintained within the subdivision. Lots will be graded to facilitate drainage to a
roadway, which will then convey storm water to a storage facility or directly to a common lot containing a
facility. Storm water & excess irrigation water will be treated by sand & grease traps and/or retention
ponds with grassy or sand bottoms (Exhibit 7).

The development will have paved public roads with curb, gutter and sidewalks throughout. (Exhibit 14)

Canyon Highway District #4 (HD4) is a signatory on the final plat and the developer must comply with the
requirements of the highway district (Exhibit 16).

The development is located within the Middleton Rural Fire District and the developer shall work with the
fire district to meet the requirements of the International Fire Code (Exhibit 11).

Farmington Hills Subdivision — SD2021-0059 Preliminary Plat (CR-RZ2021-0056) Page 1 of 4



12. The development is located in an area that contains slopes greater than 15%. The applicant submitted a
Hillside Development application in accordance with CCZO §07-17-33 (1) and provided the required
engineering report submissions for the project site inclusive of Soil and Geology Report, Hydrology
Report, and a Slope Stabilization and Revegetation Report. (Exhibits 5, 6, 54, and 55)

13. The developer has voluntarily entered into an agreement with the Middleton School District to provide a
sum of $1500 per buildable final platted lot per phase as described in Exhibit 13 “...to proactively address
potential impacts on the School District of new residents that will eventually occupy residences with the

property.”

14. The record includes all testimony, the staff report, exhibits, and documents in Case File Nos. RZ2021-0056
& SD2021-0059.

15. Notice of the public hearing was provided in accordance with CCZO 807-05-01. Affected agencies were
noticed on February 24, 2023 and December 4, 2023. JEPA Notice to the City of Middleton was provided
on February 24, 2023 and December 6, 2023. Newspaper notice was published on December 7, 2023.
Property owners within 600” were notified by mail on December 4, 2023. Full political notice was provided
on February 24, 2023 and December 4, 2023. The property was posted on December 15, 2023. On January
8, 2024 nine (9) property owners within 600 feet not included in the original mailing were mailed a
property owner notification of the meeting date and provided an additional comment period to January 17,
2024.

Conclusions of Law

Section 07-17-09(4)A of the Canyon County Zoning Ordinance (CCZO) states, “The commission or hearing
examiner shall hold a noticed public hearing on the preliminary plat. The hearing body shall recommend that the
board approve, approve conditionally, modify, or deny the preliminary plat. The reasons for such action will be
shown in the commission’s minutes. The reasons for action taken shall specify:

1. The ordinance and standards used in evaluating the application;

2. Recommendations for conditions of approval that would minimize adverse conditions, if any;

3. The reasons for recommending the approval, conditional approval, modification, or denial; and

4. If denied, the actions, if any, that the applicant could take to gain approval of the proposed subdivision.”

This application is subject to the review and approval of the proposed Conditional Rezone from “A” (Agricultural)
to “CR-R1” (CR-Single Family Residential) zoning district.

Upon review of the preliminary plat application and submittals, the Planning and Zoning Commission finds that the
preliminary plat, irrigation plan, grading and drainage plan, the hillside development plan are consistent with the
following subject to conditions of approval:

- ldaho Code, Sections 67-6509 and 67-6513 (Subdivisions, Hearings, Decisions);

- ldaho Code, Sections 50-1301 through 50-1329 (Platting);

- ldaho Code, Section 31-3805 (Irrigation); and

- Canyon County Zoning Ordinance, Chapter 7, Article 17 (Subdivision Regulations).

- Canyon County Zoning Ordinance, Chapter 7, Article 10 (Minimum Parcel or Lot Size)

The preliminary plat application was found to be consistent with the standards of review, as conditioned (Staff
Report Exhibits 3, 4, 5-7, 10, 15, 16, 19, 20, 26, 54 and 55).

Recommended Conditions of Approval
1. The development shall comply with all applicable federal, state, and county laws, ordinances, rules, and
regulations that pertain to the property.

2. The development shall be in substantial compliance with the preliminary plat dated 08-17-23 (Exhibit 4 staff
report and attached hereto) and is subject to compliance with development agreement and conditions

Farmington Hills Subdivision — SD2021-0059 Preliminary Plat (CR-RZ2021-0056) Page 2 of 4



10.

11.

12.

13.
14.

enumerated therein for case file nos. RZ2021-0056 and SD2021-0059 (Exhibit 3, Staff Report and attached
hereto).

The development shall be served by both municipal water and sewer in accordance with the pre-annexation
agreement with the City of Middleton and in accordance with the conditional rezone Development Agreement
for case file RZ2021-0056. If the development cannot be served by both municipal water and sewer a new
conditional rezone and preliminary plat application with a development agreement shall be submitted for
review and approval through the Canyon County hearing processes to ensure compliance with the Canyon
County codes.

All subdivision improvements (roads, fire hydrants, irrigation facilities, and drainage swales/basins) and
amenities shall be completed prior to the Board of County Commissioner’s signature on the final plat for each
phase of development.

Subdivision improvement drawings must be reviewed and approved by the County Engineer prior to
construction beginning.

Consistent with Exhibit 54 (Geotechnical Evaluation for “Farmington Subdivision,” GTI-Project No. 2353-ID)
prepared by GeoTek, Inc., Plan Review recommendation--a soils and compaction report provided by a licensed
professional engineer, shall be provided to the Development Services Building Department with each building
permit for review and approval in compliance with (IRC Chapter 4 Foundations: Section R401.4 Soils tests).

Finish grades at subdivision boundaries shall match existing finish grades. Stormwater runoff shall be
maintained on subdivision property unless otherwise approved.

Development shall comply with the requirements of the local highway district. Before the Board of County
Commissioner’s signature on the final plat, the local highway district shall sign the final plat demonstrating
consistency with their applicable regulations.

The development is subject to compliance with Black Canyon Irrigation District (BCID) requirements at time
of development. BCID shall review and approve development plans and construction drawings with each
phase of the development. Evidence of approval shall be a letter from BCID. Evidence shall be submitted to
DSD prior to the Board’s signature on the final plat for each phase of development.

The development shall comply with Southwest District Health requirements. Before the Board of County
Commissioner’s signature on the final plat, Southwest District health shall sign the final plat demonstrating
consistency with their applicable regulations.

The development is subject to compliance with the International Fire Code. The development shall comply
with Middleton Rural Fire District requirements upon review and approval by the Fire District of the
construction drawings submitted with each phase of final plat. Evidence of approval shall be a letter from
Middleton Rural Fire District. Evidence shall be submitted to DSD prior to the Board’s signature on the final
plat for each phase of development.

Idaho Transportation Department (ITD): Development shall comply with the requirements of ITD in
cooperation with the City of Middleton and Highway District #4 as specified in Exhibit 19, 15 and 16. Before
the Board of County Commissioner’s signature on the final plat, the local highway district and the City of
Middleton shall sign the final plat demonstrating consistency with their applicable regulations.

Developer shall comply with the requirements of the County Engineer (Exhibit 26-Staff Report).

Developer shall provide landscaping and asphalt pathways throughout the development in substantial
compliance with the Landscaping Plan inclusive of amenities (Exhibit 56). License agreement(s) with Black
Canyon Irrigation District and Williams Northwest Gas Pipeline may be required where pathways and
landscaping lie within respective easements. Deviations from the proposed plan shall be approved by
Development Services Department Director or as assigned.
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15. Subject properties not under construction shall remain in agricultural production where feasible consistent with
availability of irrigation facilities remaining in operational production for that area of the development. All
areas not in agricultural production shall be maintained in compliance with Canyon County Code Chapter 2
Avrticle 1: Public Nuisance Ordinance.

16. Consistent with Exhibit 54 (Geotechnical Evaluation for “Farmington Subdivision,” GTI-Project No. 2353-1D)
prepared by GeoTek, Inc., Plan Review recommendation--a soils and compaction report provided by a licensed
professional engineer, shall be provided to the Development Services Building Department with each building
permit for review and approval in compliance with (IRC Chapter 4 Foundations: Section R401.4 Soils tests).

Order

Based upon the Findings of Fact, Conclusions of Law contained herein for Case No. SD2021-0058, the Planning &
Zoning Commission recommends approval of the Preliminary Plat, Phasing Plan, Irrigation Plan, Hillside
Development Plan, and Grading and Drainage Plan (Exhibits 3-7, Staff Report for Farmington Hills Subdivision to
the Board of County Commissioners subject to the Conditions of Approval as enumerated herein.

RECOMMENDED FOR APPROVAL on this day of , 2024.

PLANNING AND ZONING COMMISSION
CANYON COUNTY, IDAHO

Rob Sturgill, Chairman

State of Idaho )
SS
County of Canyon County )
On this day of , in the year 2024, before me , anotary 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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CURVE TABLE CURVE TABLE
CURVE [ RADIUS | LENGTH DELTA BEARING CHORD CURVE | RADIUS | LENGTH DELTA BEARING CHORD
C1 188.50" | 92.53' | 28°07'25" | N76°22'31"E | 91.60 C21 5.00 7.85 | 90°00'00" | S45°38'25"W | 7.07'
c2 211.50° | 167.00° | 45°14'25" | N84°56'41"E | 162.69’ C22 30.00" | 41.08" | 78°27'47" | S50°07°42"E | 37.95'
C3 158.50" | 89.71" | 32°25'49” | S88°39'02"E | 88.52’ C23 30.00° 6.00° | 11727°49" | S509'54"E 5.99'
C4 48.50" | 49.61" | 58°36'30" | N45°50°05"E | 47.48' C24 30.00" | 47.16" | 90°04'24" | S45°36'13"W | 42.45'
CS 50.00" | 40.23" | 46°05'49" | N69°42'36"E | 39.15° C25 5.00 7.85' | 90°00'00" | N45°38'25"E | 7.07'
Cé 120.00° | 93.31" | 44°3314" | S71°25"11"E | 90.98' C26 5.00’ 7.85 | 90°00'00" | N44°21°35"W | 7.07°
Cc7 100.00" | 97.00" | 55°34'34" | N62°47'59"E | 93.24’ Cc27 5.00 7.85' | 90°00'00" | S44°21'35"E | 7.07'
c8 40.00' | 62.78" | 89°55'12" | S44°23'59"E | 56.53' Ccz28 5.00’ 7.85 | 90°00'00" | S45°38'25"W | 7.07’
C9 40.00° | 46.37" | 66°25°19" | N57°25'45"E | 43.82’ C29 30.00" | 23.86" | 45°34'23" | S22113M10"E | 23.24'
C10 5.00’ 7.85" | 90°00°00” | S45°38'25"W | 7.07’ C30 30.00" | 23.22" | 44°21"13" | S67°10'59"E | 22.65'
Cc1 5.00’ 7.85" | 90°00'00" | S44°21'35"E | 7.07’ C31 30.00" | 25.23" | 48711'23" | S66°32'43"W | 24.49'
C12 5.00’ 7.85" | 90°00°00" | N44°21°35"W | 7.07’ C32 30.00" | 21.93" | 41°53'01" | S21°30'31"W | 21.45
C13 5.00’ 7.85" | 90°00°00" | N45°38'25"E | 7.07 C33 30.00" | 21.94" | 41°53’59" | S20°22'59"E | 21.45’
C14 30.00" | 41.08' | 78°27'47" | N51°24'31"E | 37.95' C34 30.00" | 25.17" | 48°04'45" | S65°22'21"E | 24.44'
C15 30.00" | 41.08' | 78°27'47" | S50°07'42"E | 37.95' C35 30.00" | 25.23" | 48°11'23" | S24°39'42"W | 24.49'
C16 30.00° | 50.35" | 96°09°18" | N41"16'56"W | 44.64’ C36 30.00° | 21.90" | 41°49°52" | S69°40'20"W | 21.42’
c17 30.00° | 41.08" | 78°27'47" | N51°24'31"E | 37.95’ C37 65.00° | 36.46" [ 32°08'09" | N74°31"12"E | 35.98'
c18 5.00’ 7.85" | 90°00'00" | N45°38'25"E | 7.07’ C38 65.00" | 20.65" | 1811’56" | N49°21'09"E | 20.56'
c19 5.00’ 7.85" | 90°00°00" [ N4421°35"W | 7.07 C39 | 115.00' | 50.79" | 25™8°24” | S77°56’04"W | 50.38'
C20 5.00’ 7.85" | 90°00°00" | S44°21'35"E | 7.07' C40 | 115.00" | 50.23" | 25°01'41” | S52°46'02"W | 49.84'
CURVE TABLE CURVE TABLE
CURVE [ RADIUS | LENGTH DELTA BEARING CHORD CURVE [ RADIUS | LENGTH DELTA BEARING CHORD
C61 50.00" | 72.56" | 83°08'39" | N10°24'02"E | 66.36' C81 30.00" | 21.41" | 40°53'46" | S67°06'35"W | 20.96’
C62 50.00" | 64.35" | 73°44'23" | N8850'33"E | 60.00’ C82 |125.00’ | 97.78" | 44°49™10" | N21°50'34"W | 95.31°
C63 50.00" | 86.63" | 99716'12" | S4°39'10"E | 76.19’ C83 75.00" | 58.67" | 44°'49'10" | N21°50'34"W | 57.18
Cé64 20.00° | 15.50° | 44°24'55" | S22°46’28"W | 15.12 c84 65.00° | 50.85" [ 44°49'10" | N21°50°'34"W | 49.56°
Cé5 | 115.00° | 28.66" | 1416'50" | S7°42'26"W | 28.59’ C85 30.00" | 25.23" | 48711°23" | N24°39'42"E | 24.49’
Cce6 30.00' 2.98’ 5'41'38” | S12°00'02"W | 2.98’ C86 30.00" | 21.94' | 41°54'40" | N69°42'44"E | 21.46’
ce67 30.00" | 53.85" | 102°51°01" | S42716™17"E | 46.91° c87 30.00" | 21.84" | 41°42'34" | N68°28'39"W | 21.36’
c68 30.00° | 49.36" | 94M15°44” | N39°10'20"E | 43.97 c8s 30.00° | 25.23" | 48711°23" | N23'31'41"W | 24.49’
C69 30.00' 7.20° 13°44°34" | N14°49°49”W | 7.18’ C89 30.00" | 47.16" [ 90°04°24" | N45°36"13"E | 42.45°
C70 65.00" | 24.76" | 21°49°42" | N32°36'58"W | 24.61° C90 30.00" | 47.09° | 89°55'36” | S44°23'47"E | 42.40°
c7 115.00° | 40.13" | 19°59'41" | S33°31'58"E | 39.93' Ca1 30.00" | 47.16" | 90°04'24" | S45°36'13"W | 42.45’
C72 | 115.00° | 31.23" | 15°33’36" | S15°45’20"E | 31.14’ Ca2 30.00° | 47.09" [ 89'55'36" | N44'23'47"W | 42.40°
C73 30.00" | 44.88" | 8543'16” | S50°50'10"E | 40.81° C93 5.00' 7.85" | 90°00°00” | N45°38'25"E | 7.07'
C74 65.00' 8.44' 7°26’15" | N82°35'05"E | 8.43' C94 5.00’ 7.85" | 90°00°00" | N44°21'35"W | 7.07’
C75 65.00" [ 36.53" | 32°1215" | N62°45'50"E | 36.06’ C95 5.00’ 7.85" | 90°00°00” | $45°38'25"W | 7.07
C76 | 115.00° | 5.36 2°40°18" | S84°58'03"W | 5.36' C96 5.00’ 7.85 | 90°00°00" | S44°21°35"E | 7.07’
C77 | 115.00° | 65.23" | 32°30'03" | S67°22'52"W | 64.36' Cc97 5.00’ 7.85 | 90°00°00" | N44°21'35"W | 7.07’
c78 |115.00° | 8.97 428'08" | S4853'46"W | 8.97’ Cc98 5.00' 7.85" | 90°00°00” | N45°38'25"E | 7.07'
C79 30.00° | 47.60" | 90°54'51" N1"12’16"E | 42.76 C99 5.00’ 7.85 | 90°00°00” | S44°21°35"E | 7.07’
c80 30.00° | 25.23" | 48°11'23" | N68°20'51"W | 24.49’ C100 5.00’ 7.85 | 90°00°00" | S45°38'25"W | 7.07’
CURVE TABLE CURVE TABLE
CURVE | RADIUS | LENGTH DELTA BEARING CHORD CURVE | RADIUS | LENGTH DELTA BEARING CHORD
C121 30.00’ 30.92" | 59°03’37" | S22°26'38"W | 29.57’ C141 | 225.00’ | 42.86° | 10°54°51" | S79"16'51"E | 42.80
C122 30.00’ 11.86" | 22°39°11" | S63"18’02"W | 11.78’ C142 | 225.00’ | 18.15’ 4°37'19” | S87°02’56”E | 18.15
C123 30.00’ 49.72" | 94°57°11" | NB3'08'41"W | 44.22’ C143 | 175.00' | 47.45" | 15°32"10" | S81°35'30"E | 47.31’
C124 |1004.00' | 92.27' | 515'57" | N77°55'20"E | 92.24’ C144 | 115.00' | 46.40° | 23°07'10” | N79°04'50"E | 46.09’
C125 | 1004.00' | 89.48’ | 5°06’24” | N83'06'30"E | 89.45’ C145 | 115.00" | 42.25" | 21°03'04” | N56°59'43"E | 42.02’
C126 | 1054.00' | 172.61° | 9°23'00” | S84'04'14™W | 172.42° C146 | 65.00" | 50.11" | 44"10™14" | N68°33'18"E | 48.88
C127 |1004.00' | 54.33° | 3°06’02" | N87°12'43"E | 54.33' C147 | 115.00" | 26.72" | 13"18'45" | N39°48'49"E | 26.66’
€128 | 115.00’ 7.32' 3°38'43" | N86'56'23°E | 7.32’ C148 | 115.00° | 69.73 | 34°44'25" | N15°47'14"E | 68.66°
C129 115.00° | 85.94' | 42°48'58”" | N63°42'32"E | 83.95' C149 | 115.00" | 18.40° | 9°10°04” | N6°10’01"W | 18.38’
C130 65.00’ 36.53" | 32M2'15" | S72°39'36"W | 36.06' C150 | 65.00" | 64.91" | 571314" | N17°51°34"E | 62.25
C131 65.00’ 63.53" | 5559'52" | S28°33'33"W | 61.03 C151 30.00° | 24.11" | 46°02°37" | N33°46'21"W | 23.46°
C132 | 1064.00' | 56.92° | 3°03'55" | S87"13'47"W | 56.92' C152 | 30.00" | 25.67" | 49°01'49” | N81"18'35"W | 24.90’
C133 | 115.00° | 19.90" | 9°54°44” | N37°20'41"E | 19.87’ C153 | 475.00' | 24.03 | 2'53'54" | S72°43'34"W | 24.02’
C134 | 115.00" | 63.88" | 31°49°42" | N1628'28"E | 63.07" C154 | 30.00" | 21.89" | 41°48'37" | N10°09'16"E | 21.41°
C135 20.00’ 20.28" | 58'05°28" | S2829'07"E | 19.42° C155 | 30.00" | 25.23 | 48711'23" | N55°09'16"E | 24.49’
C136 50.00’ 69.23' | 79°20'10" | S17°51'46"E | 63.83 C156 | 30.00" | 21.89" | 41°48'37" | S79°50°44"E | 21.41"
C137 50.00’ 60.00" | 68°45'18” | S56'10'58"W | 56.46' C157 | 30.00" | 25.23 | 48711'23" | S34'50°44"E | 24.49’
C138 50.00’ 62.53" | 71°39'18” | N53°36’45"W | 58.53' C158 | 30.00" | 25.49" | 48°40°46” | N13°35'20"E | 24.73’
C139 50.00’ 51.60" | 59°07'56" | N11°46'52"E | 49.34’ C159 | 30.00" | 19.51" | 37"1515" | N56"33'20"E | 19.16'
C140 20.00’ 14.24' | 40°47'13" | N20°'57°13"E | 13.94 C160 | 525.00' | 35.79" | 354'21" | N7313'48"E | 35.78’

CURVE TABLE
CURVE [ RADIUS | LENGTH DELTA BEARING CHORD
cH 65.00" | 45.02' [ 39°41’10" | N20°24’36"E | 44.13
C42 | 115.00" | 26.04" | 12°58°20" | S33'46'01"W | 25.98’
C43 | 115.00" | 53.62" | 26°42’50" | S1355'26"W | 53.13'
C44 30.00" | 25.23" | 48711'23" | N6515'54"W | 24.49’
C45 30.00" | 21.85" | 41°44’13" | N20"18'06"W | 21.37'
C46 30.00" | 25.65" | 4859'11" | SB66°08'49"W | 24.88'
C47 30.00" | 21.51" [ 41°05'13" | S21°06'37"W | 21.06’
C48 30.00" | 25.23" | 4811°26" | N65"15'52"W | 24.50’
C49 30.00" | 21.85" | 41°44’10" | N20"18'04"W | 21.37
C50 30.00" | 25.23' | 4811'27" | S66°32'41"W | 24.50°
C51 30.00" | 21.93" | 41°52°57" | S21°30°30"W | 21.44’
C52 | 115.00" | 49.89" | 24°51'17" | N11°51°38"W | 49.50’
C53 65.00" | 12.99" | 11°27'12” S5°09°35"E | 12.97°
C54 65.00" | 43.40" | 38%15'23" | S30°00'52"E | 42.60’
C55 | 115.00" | 49.89" | 24°51'17" | N36°42’55"W | 49.50’
C56 | 115.00° | 44.71" | 226°35" | N60"16'51"W | 44.43’
C57 | 115.00" | 44.71" | 2216°39” | N82°33'28"W | 44.43’
C58 30.00" | 68.22' [ 130717'25” | N65'42’43"E | 54.44'
C59 20.00' | 19.25" | 55°09’00" | N27°00°29"W | 18.52°
Ce0 50.00" | 20.43' | 23'24°42" | N42°52°39"W | 20.29’
CURVE TABLE
CURVE | RADIUS | LENGTH DELTA BEARING CHORD
C101 5.00’ 7.85" | 90°00°00" | S44°21'35"E | 7.07’
C102 5.00' 7.85 | 90°00'00” | S45°38'25"W | 7.07
C103 5.00° 7.85 | 90°00°00” | N44°21'35"W | 7.07
C104 5.00’ 7.85 | 90°00°00" | N45°38°'25"E | 7.07’
C105 | 65.00" | 51.99° | 45°49'46" | N66°26'42"W | 50.62’
C106 [ 115.00" | 11.36’ 5'39°41" | S46°21'40"E | 11.36’
C107 | 115.00" | 60.68" | 30"13'53" | S64718'27"E | 59.98’
C108 | 115.00" | 19.94" | 956’12 | S84°23'29"E | 19.92’
C109 | 30.00' 3.46° 6°36'19” N8'52°28"E 3.46°
C110 | 525.00" | 101.16° | 11°02’26” | N11°05'31"E | 101.01’
C111 | 475.00" | 81.39" | 9°49'02" | N11°42"13"E | 81.29’
c12 30.00° | 25.23" | 48M1°23" | N40"42°26"E | 24.49’
C13 30.00" | 21.66" | 41°22'28” | N85°29°21"E | 21.20'
C114 | 30.00 5.75 | 10°58'40" | S68°20'05"E | 5.74’
C115 30.00" | 38.98" | 74°26’47" | S25'37°22"E | 36.30’
C116 | 325.00' | 62.62" | 11°02'25" | S6'04'49"W | 62.53'
C117 | 275.00' | 38.03' | 7'55'24" | N12°39'02"E | 38.00°
C118 | 275.00' | 39.01" | 8'07'43" | N4'37°28"E | 38.98'
C119 30.00° 3.26° 613'42" | N2°33'14"W 3.26°
C120 | 115.00' | 15.35" | 7°38'47" S315'47"E | 15.34’
CURVE TABLE
CURVE | RADIUS | LENGTH DELTA BEARING CHORD
C161 | 250.00° | 60.24" | 13°48'25" | S78'13'32"W | 60.10°
C162 | 200.00° | 77.06" [ 22°04°29" | N82°21'34"E | 76.58’
C163 | 250.00° | 36.08" | 8'16°04" | S89°15'47"W | 36.04’
C164 | 946.00" | 44.70° | 2°42'27" | N87°57'25"W | 44.70°
C165 | 996.00" | 81.72" | 4742°04” | S88'57'13"°E | 81.70'
C166 | 946.00" | 77.23" | 4°40°38” | S88°21'03"W | 77.20°
C167 | 996.00" | 100.95" | 5°48'27” | N85°47°32"E | 100.91’
C168 | 946.00° | 75.97° | 4°36'05" | S83°42'41"W | 75.95’
C169 | 996.00" | 93.48" [ 522'38” | N80"11'59"E | 93.44
C170 | 946.00° | 75.25" | 4°33'28" | S79°07'55"W | 75.23’
C171 | 946.00° | 36.75" | 213'33" | S75°44'24"W | 36.75’
C172 |996.00" | 50.13" | 2°53'02” | N76°04'09"E | 50.13'
C173 | 525.00° [ 104.63" | 11°25°06™ | N5°02’30"W | 104.45’
C174 | 475.00° | 72.74" | 846’27 S6°21'50"E | 72.67°
C175 | 475.00" | 21.92" | 2°38'39” S0°39"17"E 21.92°
C176 | 40.00" | 28.91" [ 41°24'35" | S21°22'20"W | 28.28’
C177 | 40.00" | 33.92" | 48°35'26" | S66°22'21"W | 32.92’
C178 | 40.00' | 47.46" | 67°58'32" | N3319"13"W | 44.72
C179 | 40.00" | 15.38" | 22°01°27" | N7819'13"W | 15.28'
C180 |175.00' | 0.67 013’07" | N79°21°31"E 0.67'

CURVE TABLE CURVE TABLE
CURVE [ RADIUS | LENGTH DELTA BEARING CHORD CURVE [ RADIUS | LENGTH DELTA BEARING CHORD
C181 | 175.00" | 60.31" | 19°44’49” | N89°20'29"E | 60.02 C201 | 862.00" | 68.21° | 4°32°01" | S88°35'08"W | 68.19’
C182 | 175.00° | 46.35" | 15M0°35" | S7311'49"E | 46.22 C202 | 812.00° | 50.23" | 3'32'39" | S88°52'05"W | 50.22'
C183 | 125.00° | 76.67" | 35°08’31" | S83"10'47"E | 75.47 C203 | 996.00° | 98.04’ | 5°38'24" | N84°07'17"E | 98.00°
C184 | 30.00' | 27.79" | 53°04'23" | S39'04'20"E | 26.81’ C204 | 862.00' | 85.08' | 5°39'18" | S83'29'29"W | 85.04'
C185 | 30.00" | 19.33" | 36°55'37" | S5°55'40"W | 19.00’ C205 | 812.00° | 105.07" | 7°24’50" | S83°23°21"W | 105.00’
C186 | 30.00" | 20.35" | 38'51°38” | S85°02'21"E | 19.96’ C206 | 996.00° | 99.02° | 541'46” | N78°2712"E | 98.98’
C187 | 30.00" | 26.78" | 51°08’22" | N4957'39"E | 25.90° C207 | 862.00° | 85.83' | 542'18” | S77°48’41"W | 85.80°
C188 | 115.00" | 23.84" | 11°52’32" | S1827°12"W | 23.79’ C208 | 812.00" | 94.92’ | 6°41'51" | S76°20'00"W | 94.86'
C189 | 115.00° | 23.84" | 11°52°32" | S6°34’41"W | 23.79’ C209 | 996.00' | 99.58" | 543'42" | N72°44'28"E | 99.54'
C190 | 65.00" | 26.94' | 23°45'03" | N12°30’56"E | 26.75' C210 | 862.00' | 76.46" | 504'55" | S7225'04"W | 76.43’
C191 | 115.00" | 73.42' | 36°34'51" | S17°39'01"E | 72.18' C211 | 812.00° | 44.04' | 3°06'28" | S71°25'51"W | 44.04
C192 | 115.00" | 42.19° | 21°01'16" | S46°27'04"E | 41.96’ C212 | 115.00" | 3417 | 17°01°'368" | S61°21°48"W | 34.05’
C193 | 115.00’ | 65.03" | 32°23'53" | S73'09'39"E | 64.16’ C213 | 115.00’ | 46.03' | 22°56°05" | S41°22'58"W | 45.73'
C194 | 65.00" | 38.69" | 34°06'06" | N16°24°38"W | 38.12’ C214 | 115.00° | 38.81° | 1920’11” | S20"14'50"W | 38.63'
C195 | 65.00' | 63.41° | 55753'564" | N61°24’38"W | 60.93' C215 | 115.00’ | 67.99' | 33'52’21" | S6'21’26”E | 67.00'
C196 | 30.00" | 21.85" | 41°44'13" | S6829'29"E | 21.37' C216 | 65.00" | 69.16" | 60°57°59" | S3923'37"W | 65.95'
C197 | 30.00" | 25.23" | 4811°23" | S23°31'41"E | 24.49’ C217 | 65.00" | 36.53" | 3212'15" | S7"11'30"E 36.06°
C198 | 30.00" | 25.23" | 4811°23" | S24°39°42"W | 24.49’ C218 | 115.00" | 12.30° | 6°07°45" | S26°21'29"E | 12.30°
C199 | 30.00" | 22.04' | 42°05'45" | S69°48'16"W | 21.55 C219 | 115.00" | 60.00" | 29°53°'36” | S44°22'10"E | 59.32'
C200 [ 996.00° | 64.30" | 3°41'56" | N88'47°27"E | 64.29 C220 | 115.00" | 60.00° | 29°53’36” | S7415’46"E | 59.32°
CURVE TABLE CURVE TABLE
CURVE | RADIUS | LENGTH DELTA BEARING CHORD CURVE [ RADIUS | LENGTH DELTA BEARING CHORD
C241 |1020.00° | 272.47' | 15718'20" | N77°31°'46"E | 271.66' C261 | 30.00' 6.15' 11°44°27" | S86°53'18"W | 6.14’
C242 | 1080.00" | 408.65" | 21°40°47" | N80°43’00"E | 406.22 C262 | 30.00" | 21.89" | 41°48'37" | S66°20'11"E | 21.41"
C243 30.00° 49.94' | 9523'04" | S47°07'32"E | 44.37' C263 | 30.00" | 25.23" | 48°11°23" | S21°20'"11"E | 24.49’
C244 30.00° 41.53" | 7918'45" | N51'54°01"E | 38.29’ C264 | 30.00 8.28" | 15°49'03" | N5°09°00"W | 8.26'
C245 30.00’ 6.11" 11°40'39" | N6°24"19"E 6.10’ C265 | 30.00" | 39.81" | 76°02'25" | N51°04'44”W | 36.96’
C246 | 996.00° | 149.82° | 8°37'06" | S85°49'50"E | 149.67 C266 | 30.00" | 21.61" | 41116°51" | S70"15°38"W | 21.15
C247 30.00° 36.56" | 69°49°20" | S35°28'40"W | 34.34 C267 | 30.00" | 23.90° | 4539°12" | S26°47°36"W | 23.28
C248 30.00° 11.71" | 22722117 | S81°34'26"W | 11.64’ C268 | 115.00' | 77.25" | 382918" | S23"12'39"W | 75.81"
C249 | 996.00° | 79.11" | 4°33'03" | N84°00'28"E | 79.09’ C269 | 20.00" | 27.66" | 79715'03" | S2°49°46"W | 25.51°
C250 | 996.00° | 87.46' | 5°01'52" | N79"13'00"E | 87.43 C270 | 50.00" | 33.93" | 38°52'56" | S17°2117"E | 33.28'
C251 | 996.00° | 118.63" | 6°49'28" | N73"17'20"E | 118.56’ C271 | 50.00" | 60.00" | 68°45’18" | S36°27'50"W | 56.46’
C252 20.00’ 25.62" | 73°23°'54” | N50°32'32"W | 23.90' C272 | 50.00' | 60.00° | 68°45°18" | N74°46'53"W | 56.46’
C253 50.00’ 18.58" | 21"17°37" | N24°29'23"W | 18.48’ C273 | 50.00" | 34.67" | 39°43'33" [ N20°32'27"W | 33.98
C254 50.00’ 82.55" | 94°35'41" | N82°26'03"W | 73.49’ C274 | 20.00" | 30.22° | 86°33'48" | N43'57'35"W | 27.42°
C255 50.00° 60.00" | 68°45’18" | S15°53’28"W | 56.46' C275 | 65.00' | 36.53" | 32°12'15” | S18°51'39"W | 36.06’
C256 50.00’ 60.00° | 68°45'17" | S52°51'50"E | 56.46' C276 | 65.00' | 65.57" | 57°47'45" | S63°51°39"W | 62.82
C257 30.00’ 45.98' | 87°48°29" | S43°2015"E | 41.61° C277 |195.00’ | 17.99' | 57°06” [ N89'53'02"W | 17.98’
C258 | 525.00° | 11.93 111807” N113°03"E 11.93’ C278 |195.00° | 90.60° | 26°37°09” | S74°09'50"W | 89.78'
€259 | 525.00° 8.16° 0°53'24" N2*18'49"E 8.16° C279 |195.00° | 48.30° | 14111°34” | S53'45'29"W | 48.18’
C260 30.00° 42.12" | 80°27°04" | S40°47'32"W | 38.75' C280 |145.00° | 75.39" | 29°47°19" | S77°51'51"W | 74.54
CURVE TABLE CURVE TABLE
CURVE | RADIUS | LENGTH DELTA BEARING CHORD CURVE [ RADIUS | LENGTH DELTA BEARING CHORD
C301 50.00’ 57.82" | 66°15'37" | N36°59'14"W | 54.65' C321 5.00' 7.83' 89°43'25" | N30°42'16"W | 7.05’
C302 50.00° 47.49' | 5425°07" | N2321'08"E | 45.72 C322 5.00’ 7.88’ 90"16'35" | N59°17'44"E | 7.09’
C303 20.00° 17.45" | 49'59°41" | N25°33'51"E | 16.90° C323 | 175.00" | 48.43 | 1551'23" | S15°55'13"W | 48.28'
C304 | 996.00° | 87.40' | 5°01'40" | S79°00'27"E | 87.37’ C324 |175.00" | 22.68 7°25'31" S4'16°46"W | 22.66’
C305 | 996.00" | 142.71" | 8412'35" | S72°23'20"E | 142.59’ C325 | 225.00° | 53.33 | 13°34'52" | S16°07'19"W | 53.21°
C306 |1020.00° | 358.89" | 20°09°35" | S78°21'49"E | 357.04 C326 | 225.00° | 34.42 8'45'53" S4°56'56"W | 34.39'
C307 |1080.00" | 380.00" | 20°09’35" | S78°21'49"E | 378.04’ C327 | 115.00° | 29.00" | 14'26'48" | S6°39'24"E | 28.92'
C308 5.00’ 7.85 | 90°00°00” | N66°42'58"E | 7.07 C328 | 30.00° | 64.16" | 122°32°02" | S60°42’01"E | 52.61’
C309 5.00’ 7.85" | 90°00°00" | N2317°02"W | 7.07° C329 | 30.00° | 19.19’ | 36°38’56" | S4°26'40"W | 18.86’
C310 5.00’ 7.85 | 90°00°00" | S2317'02"E 7.07’ C330 | 30.00° | 24.20° | 46713'40" | S45°52'58"W | 23.55'
C311 5.00’ 7.85 | 90°00°00” | S66°42'58"W | 7.07' C331 | 175.00° | 117.80" | 38°34’04” | S88°16'50"W | 115.59’
C312 30.00° 41.08" | 7827°47" | S29°03'09"E | 37.95 C332 | 225.00" | 6.34' 1°36'55" | N7314'36"W | 6.34'
C313 30.00° 6.67" | 12°44'00" | S16°32'45"W | 6.65' C333 | 225.00° | 81.27" | 20°41'44” | NB4°23'55"W | 80.83'
C314 30.00° 46.35' | 88°31°01” | S68°06'25"W | 41.87 C334 | 225.00° | 78.08" | 19'52'57" | S7518'45"W | 77.69’
C315 30.00° 50.02" | 95°31'27" | S20°31"19"E | 44.42 C335 | 225.00° | 11.96' 3'02'48" | S63°50°53"W | 11.96°
C316 30.00° 4423 | 8428'33" | N69"28'41"E | 40.33’ C336 | 175.00" | 35.28" | 11°32'59" | S68°05'58"W | 35.22’
C317 5.00’ 7.83" | 8943'25" | S64°32'48"W | 7.05' C337 | 175.00" | 50.55" | 16°33'02" | S82°08'59"W | 50.38'
C318 5.00’ 7.88" | 90"6'35" | S25°27'12"E 7.09’ C338 | 225.00" | 120.62" | 30°42°57" | N73°23'26"E | 119.18'
C319 | 1031.57° | 89.57° | 4'5829" | N73°04'44"W | 89.54 C339 | 225.00" | 6.58 1°40'36”" N89°35'12"E | 6.58’
C320 | 1041.57" | 90.43' | 4'58'29” | S73°04'44"E | 90.41 C340 | 115.00° | 4.83 2'24°26" | S89"1317°W | 4.83
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PRELIMINARY PLAT FOR
FARMINGTON HILLS SUBDIVISION
LINE AND CURVE TABLES

CURVE TABLE
CURVE | RADIUS | LENGTH DELTA BEARING CHORD
Cc221 115.00° | 26.88" | 13'23'28" | N84'05'42"E | 26.82
C222 65.00’ 36.53" | 3212'15" | S39'23'45"E | 36.06
C223 65.00° 53.44' | 47°06’10" | S79°02'57"E | 51.94
C224 | 525.00' | 49.57 524’11" | NBO°06'03"E | 49.49'
C225 | 525.00' | 83.78" | 9°08'37" | N87°22'27"E | 83.69’
C226 | 525.00° | 91.67° | 10°00'16” | S83'03'06"E | 91.55’
C227 | 525.00" | 75.00° | 811'06” | S73'57'25"E | 74.94’
C228 | 525.00" | 38.99' | 415°20" | S67°44'12"E | 38.98'
C229 | 475.00' | 22.04" | 2°39'30" | N78°43'43"E | 22.04'
C230 | 475.00° | 100.43’ | 12°06'51” | N86°06'53"E | 100.24’
C231 | 475.00" | 103.22' | 12°27°03" | S81'36'10"E | 103.02°
C232 | 475.00" | 80.98" | 9°46'06" | S70°29'35"E | 80.89’
C233 5.00 7.83 | 89°43'38" | S43°47'36"W | 7.05’
C234 5.00° 7.88" | 90716°22" | S46'12'24"E 7.09’
C235 | 1045.00’ | 89.57' | 4'54’40" | S86'12°05"W | 89.54’
C236 | 1055.00' | 90.43" | 4'54'40" | N86'12'05"E | 90.40’
C237 5.00 7.83" | 89°43'38" | N5123°26"W | 7.05'
C238 5.00’ 7.88" | 9016°22" [ N38°36'34"E | 7.09°
C239 | 1080.00° | 391.38" | 20°45'48” | N80"15'31"E | 389.24’
C240 |1020.00" | 369.64 | 20°45'48” | N80"15'31"E | 367.62
CURVE TABLE
CURVE | RADIUS | LENGTH DELTA BEARING CHORD
C281 | 145.00" | 41.27° | 16718'30" | S54'48'57"W | 41.13'
C282 | 475.00" | 17.33" | 2°05'27" | S881713"E | 17.3%3
C283 | 525.00' | 19.16" | 2'05'27" | N8817'13"W | 19.16’
C284 [ 1104.00' | 56.44' | 2°55'44" | NB910'33"E | 56.43'
C285 | 1104.00’ | 67.68" | 3°30'46” | N85°57'18"E | 67.67’
C286 | 225.00" | 19.21 4°53'31" | S88°2717"W | 19.21
C287 | 225.00" | 42.70" | 10°52'27" | S80°34'18"W | 42.64
C288 | 175.00° | 48.16’ | 15°45'58" | S83°01'04"W | 48.00’
€289 | 175.00° 3.40° 1°06'51" | S75°41'30"W | 3.40°
C290 | 175.00" | 84.83" | 27°46°24" | N89°51'52"W | 84.00'
C291 | 175.00° | 10.82" | 3'32'32" | N74"12'24"W | 10.82
C292 | 225.00' | 106.19° | 27°02°30” | S88°39°20"W | 105.21
C293 30.00’ 36.63" | 69°57°56” | S67°11°37"W | 34.40'
C294 30.00’ 16.57" | 31°38'40" | S16°23'20"W | 16.36’
C295 30.00’ 7.95" | 15"0'56” | N7°01'28"W 7.93
C296 30.00’ 30.27" | 57°49'12" | N43°31'32"W | 29.01°
C297 20.00’ 17.45" | 49'59°41" | S24°25'51"E | 16.90°
C298 50.00° 19.02" | 21°48’03" | S38°31°40"E | 18.91
€299 50.00 60.00" | 68°45'18" | S6°45°00"W | 56.46’
C300 50.00’ 60.00" | 68°45'18" | S75°30'18"W | 56.46'
CURVE TABLE
CURVE | RADIUS | LENGTH DELTA BEARING CHORD
C341 115.00" | 28.84° | 14°22'06" | S80°50'00"W | 28.76'
C342 20.00’ 13.04° | 37°20’50" | N87°40’38"W | 12.81
C343 50.00' 18.12" | 20°46°07" | N7923'16"W | 18.03"
C344 50.00’ 60.00° | 68°45'18" | S55°51'01°W | 56.46
C345 50.00° 36.20" | 41°28'40" | S0°44'02"W | 35.41
C346 20.00° 13.04’ | 37°20’50” S1"19'53"E 12.81°
C347 | 115.00" | 10.98 5°28'18" | S14°36'23"W | 10.98’
C348 | 115.00" | 22.69’ 11°18'15" S6°13’07"W | 22.65'
C349 65.00 65.41" | 57°39'15” | N29°23'37"E | 62.68’
C350 65.00' 36.53" | 32M215" | N7419'22"E | 36.06
C351 20.00’ 22.56° | 64°37°23" | N31'44°42"W | 21.38’
C352 50.00° 41.10" | 47°05°51" | N40°30°27"W | 39.95'
C353 50.00° | 109.07’ | 124°58'59” | N45°31'58"E | 88.69’
C354 50.00’ 67.92° | 77°49'43" | S33°03'41"E | 62.82
C355 50.00’ 22.44° | 2543'00" | S18'42'40"W | 22.25'
C356 20.00’ 10.82" | 31°00’10" | S16°04’05"W | 10.69’
C357 |1080.00° | 282.19' [ 14°58'15" | N75°07'12"W | 281.39’
C358 | 1080.00° [ 133.69" | 7°05'33" | N86°09°06"W | 133.61'
C359 | 1020.00° | 381.22" | 21°24’50" | S78°59'27"E | 379.00°
C360 5.00° 7.85’ 90°00°00” | N44°41'52"W | 7.07°

ATTENTION:
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IF THIS BAR DOES NOT MEASURE
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CURVE TABLE

CURVE TABLE

CURVE TABLE

LINE TABLE
LINE BEARING DISTANCE
L1 | S89°30'11"E 30.10°
L2 | S76°26'50"E 63.06
L3 | N7912'52"E 63.39'
L4 | N75°08’05"E 30.57

CURVE | RADIUS | LENGTH DELTA BEARING CHORD
C401 [ 645.00" | 150.96° | 13°24°35" | N44°47'17"W | 150.61
C402 | 30.00° | 41.68" | 79°36’40" | S305'30"W | 38.41'
C403 | 30.00° | 25.82° | 49718'49" | N72°56°09"W | 25.03’
C404 | 30.00° | 20.69° | 39°30°36" | S62°39'08"W | 20.28’
C405 | 115.00' | 15.90" | 7°55°26" | S46°51'33"W | 15.89'
C406 | 115.00" | 60.00° | 29°53'36" | S65°46’04"W | 59.32°
C407 | 115.00' | 19.98" | 9°57'15" | S85°41'30"W | 19.95'
C408 | 65.00° | 54.19" | 47°46'17" | S66°46’59"W | 52.64
C409 | 115.00' | 22.87" | 11°23'41” | S84°58'17"W | 22.83'
C410 | 115.00' | 60.00" | 29°53'36" | S6419'38"W | 59.32'
C411 | 115.00' | 60.00" | 29°53'36" | S34°26’02"W | 59.32'
C412 | 115.00' | 37.99' | 18'55'37" | S10°01'25"W | 37.82
C413 | 65.00° | 65.69" | 57°54'16" | S61°43’'00"W | 62.93’
C414 | 65.00' | 36.53" | 32"12'15" | S16°39'44"W | 36.06'
C415 | 65.00" | 36.53' | 32215" | S15°32'31"E | 36.06’
C416 | 65.00° | 65.44" | 57°41°14” | S60°29'16"E | 62.71’
C417 | 115.00' | 32.82" | 16°21'10" | S7°36'59"E | 32.71
C418 | 115.00' | 60.00" | 29°53'36" | S30°44'22"E | 59.32’
C419 | 115.00' | 60.00" | 29°53'36” | S60°37'59"E | 59.32
C420 | 115.00' | 27.60° | 13°45'06" | S82°27°20"E | 27.54'

CURVE [ RADIUS | LENGTH DELTA BEARING CHORD
C381 | 661.00° | 63.00° 5°27°39" | N71°55'27"W | 62.98’
C382 | 996.00° | 98.91 5°41'24” | N76°09'08"W | 98.87
C383 | 866.00° | 86.00° 5°41'24” | N76°09'08"W | 85.96’
C384 | 816.00° | 86.00’ 6°02'19” | S77°40'26"E | 85.96’
C385 | 661.00" | 69.66’ 6°02'19” | N77°40'26"W | 69.63'
C386 | 996.00° | 98.971 5°41'24” | N81°50'32"W | 98.87°
C387 | 866.00" [ 86.00’ 5°41'24" | N81°50°32"W | 85.96'
C388 | 816.00° | 86.00’ 6°02'19” | S83°42'45”E | 85.96’
C389 | 661.00° | 69.66’ 6°02'19” | N83°42'45"W | 69.63'
C390 | 996.00° | 87.11° 5°00°39" | N87'11'33"W | 87.08’
C391 | 866.00' | 75.74' 5°00°39" | N87°11'33"W | 75.71"
C392 | 816.00" | 42.24 2°57°58" | S88"2'53"E | 42.24
C393 | 661.00° | 34.22’ 2°57°58" | N8812'53"W | 34.22'
€394 | 20.00' 212 6°03'58" | N86°39'53"W | 2.12'
C395 | 20.00" | 15.33" | 43°55'43" | N61°40'03"W | 14.96’
C396 | 50.00" | 160.41" | 183°49'12” | S48°23'13"W | 99.94
C397 | 50.00° | 83.92" | 96™0'11” | N88°23'32"E | 74.41
C398 | 20.00° | 17.45" | 4959'41" | N6518"17"E | 16.90°
C399 | 225.00" | 309.18" | 78°44’00” | N12°07°35"W | 285.43’
C400 | 275.00' | 306.96' | 63°57'15" | S4"4413"E | 291.27’

CURVE TABLE
CURVE | RADIUS | LENGTH DELTA BEARING CHORD
C441 30.00" | 59.11" | 112°52°59" [ N34"1116"E | 50.00’
C442 | 30.00° | 44.30° | 84°36'51" | N47°03'49"W | 40.39’
C443 | 175.00° | 22.45 720°56" | S86°57'17"W | 22.43’
C444 | 225.00" | 28.86 7°20°56" | N8657'17°E | 28.84
C445 | 20.00° | 17.45’ | 4959'41" | S58'16'58"W | 16.90’
C446 | 50.00° | 98.94" | 11322'33" | S89°58'24"W | 83.57'
C447 | 50.00° | 60.00" | 68°4518" | N1°02'20"E | 56.46'
C448 | 50.00° | 60.00° | 684518 | N69°47'37"E | 56.46’
C449 | 50.00° | 25.40° | 29°06’14" | S61116’37"°E | 25.13
C450 | 20.00° | 17.45" | 4959°41" | S71°43'21"E | 16.90’
C451 | 645.00' | 42.79' 3°48'03" N1"13'54"W | 42.78'
C452 | 595.00° | 47.23 4°32°54" S1°36°20"E | 47.22°
C453 | 40.00° | 62.83' | 90°00'00" | N4419'53"W | 56.57'
C454 | 40.00° | 62.83' | 90°00'00” | S45°40'07"W | 56.57"

CURVE [ RADIUS | LENGTH DELTA BEARING CHORD
C361 5.00 7.85’ 90°00'00” | N45'18'08"E | 7.07’
C362 5.00 7.85' 90°00'00" | S44°41'52"E | 7.07’
C363 5.00° 7.85’ 90°00'00” | S45718'08"W | 7.07’
C364 | 40.00° | 62.75" | 89'53'14” | N45°21'31"E | 56.51
C365 | 40.00" | 62.91" | 90°06'46" | N44°38'29"W | 56.62’
C366 | 20.00° 7.61° 21°47'127 | N7910'38"W | 7.56’
C367 | 50.00' | 67.55" | 77°24'25" | N51°22'02"W | 62.53'
C368 | 50.00° | 168.82" | 193°27°'18” | N84°03'49”E | 99.31’
C369 | 20.00° | 24.11" | 69°04'31” | S33°44’47"E | 22.68’
C370 | 30.00° | 18.07" | 34°30°15" | S85°32’10"E | 17.79’
C371 | 30.00' | 26.17° | 49'58’18" | N5213'34"E | 25.34
C372 | 30.00" | 24.21" | 46™1411" | N45°09'57"W | 23.56'
C373 | 30.00° | 25.81" | 49"7'16” | N2°35'47°E | 25.02
C374 | 30.00° | 27.30" | 52°0819" | S5318'35"W | 26.37"
C375 | 30.00° | 16.67" | 31°50°05" | NB4'42'13"W | 16.46’
C376 | 30.00° | 25.23" | 48"1°23" | S3°08°'44"W | 24.49’
C377 | 30.00° | 25.49" | 48°41°03" | S4517°29"E | 24.73
C378 | 996.00’ | 87.32 5°01'24" | N70°47°44"W | 87.30'
C379 | 866.00’ | 68.33' 4°31"15" | N71°02°'49"W | 68.31'
C380 | 816.00' | 71.51° 501'16" | S72°08'39"E | 71.49’

CURVE TABLE

CURVE [ RADIUS | LENGTH DELTA BEARING CHORD
C421 | 30.00" | 17.88 | 34°08'46” | S72"15'30"E | 17.62’
C422 | 30.00° | 26.86" | 5118°20" | S29°31'57"E | 25.98’
C423 | 30.00° | 42.79" | 8142'55" | N37°43’32"E | 39.25
C424 | 30.00° 6.31° 12°02'46" | N84°36'22"E | 6.30’
C425 | 30.00° | 40.21" | 76°47'15” | S50°58'37°E | 37.26’
C426 | 30.00" | 55.45' | 10554'06" | N37°43°04"E | 47.89'
C427 | 645.00' | 96.62 8°34'58" | S16°52'29"E | 96.53
C428 | 645.00’ | 85.22 7°3411" S2457°04°E | 85.15°
C429 [ 595.00" | 343.17° | 33'02'45" | N31°45'22"W | 338.44'
C430 | 30.00° | 44.68 | 8519'35” | S13'55°38"W | 40.66°
C431 | 30.00" | 44.68' | 8519'35" | N80"44'47"W | 40.66’
C432 | 65.00° | 38.62" | 34'02°20” | S73°36'35"W | 38.05°
C433 | 115.00° | 68.32" | 34°02’20" | S73"36'35"W | 67.32’
C434 | 225.00' | 71.66" | 1814°53" | N80D"14'49"W | 71.36'
C435 | 225.00’ | 70.83" | 18°02’12" | N62°06'16"W | 70.54
C436 | 175.00" | 94.30" | 3052°26" | N73'56'02"W | 93.16
C437 |175.00' | 16.53 5°24'39" | N5547'29"W | 16.52'
C438 | 115.00° | 37.22" | 1832'29” | N43°48'55"W | 37.05
C439 [ 115.00" | 59.79" | 29°47'17" [ N19°39°02"W | 59.12’
C440 | 65.00° | 34.98' | 30°49’56” | N37°40"12"W | 34.56’
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