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HEARING DATE: June 10, 2024 

 

  

OWNER: 
Middleton 187, LLC  

TBC Land Holding, LLC 

  

APPLICANT/REP: Ardurra 

  

PLANNER: 
Deb Root,  

Principal Planner 

  

CASE NUMBER: 
(CR) RZ2021-0056 & 

SD2021-0059 

  

LOCATION: 

The subject properties, four parcels comprising 217 ± acres, are located between 
Duff Lane and Lansing Lane north of Foothill Road in a portion of the SW ¼ and 
the SE ¼ 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 sq. 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 Article 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 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  

 

 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 FCO’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 HD4 shared access clarification Phase 13 Lots 3 & 4 

Exhibit # 18 HD4 Agency Response – PP Reviews 

Exhibit # 19 ITD Agency Response 11-17-23 

Exhibit # 20 BCID Agency Response and PP review 

Exhibit # 21 Williams Northwest Pipeline email 

Exhibit # 22 COMPASS Agency Response 

Exhibit # 23 Idaho Department of Fish and Game 

Exhibit # 24 Canyon Soil Conservation District 

Exhibit # 25 Idaho Department of Environmental Quality 

Exhibit # 26 Engineering:  Keller Reviews (pre BCID and HD4 revisions) 

Exhibit # 27 Farmington Hills Phasing Plan w/staff notes 

Exhibit # 28 Maps:  Case Map and Report 

Exhibit # 29 Maps:  Subdivision Map and Report  

Exhibit # 30 Maps:  Zoning Map  

Exhibit # 31 Maps:  Small Aerial 

Exhibit # 32 Maps:  Future Land Use Map (2020) 

Exhibit # 33 Maps:  Middleton Future Land Use Map 

Exhibit # 34 Maps:  Nitrate Priority and Wells 

Exhibit # 35 Maps:  TAZ Households 

Exhibit # 36 Maps:  Soils, Farmland and Reports 

Exhibit # 37 Maps:  Contour Map 

Exhibit # 38 Maps:  Dairy, Feedlot, and Gravel Pit Map  

Exhibit # 39 Maps:  Lot Classification  

Exhibit # 40 Site Photos 

Exhibit # 41 Greg Baker email questions 

Exhibit # 42 Ron Saunders 

Exhibit # 43 Denise & Jon Rhodes 

Exhibit # 44 Connie M. Hanson 

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 

Exhibit # 59 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 City of Middleton 1-18-24 development numbers (read into record at PZ) 
Exhibit E Williams Pipeline Letter (formal) 
Exhibit F Bureau of Land Management 3-12-24 
Exhibit G Public:  Bart Grayson road concerns (Meadow Park Blvd.) 
Exhibit H Public:  Cheryl Palange 
Exhibit I Public:  Sylvan Banes 
Exhibit J Public:  Bernon Danley 
Exhibit K Public:  Bushore Consulting Inc. 
Exhibit L Public:  Laura Hallenberger 
Exhibit M Public:  Paul Guggenbuehi 
Exhibit N Public:  Eric Abrego 
Exhibit O Public:  Updated Stop the Development Petition (presented at PZ hearing-not entered as 

Exhibit) 
Exhibit P PZ Minutes 1-18-2024 RZ2021-0056 and SD2021-0059 
Exhibit Q PZ Minutes 3-7-2024 RZ2021-0056 and SD2021-0059 
Exhibit R PZ Minutes 3-18-2024 approval of revised findings  
Exhibit S PZ Findings, Conclusions, Recommended Order RZ2021-0056 for denial 
Exhibit T 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: 

Exhibit U PUB Baker 
Exhibit V PUB Beck 
Exhibit W PUB Carter 
Exhibit X PUB Foster 
Exhibit Y PUB Goelz Donna 
Exhibit Z PUB Goelz Phil 
Exhibit AA PUB Grayson 
Exhibit BB PUB Hallenberger 
Exhibit CC PUB Hawker 
Exhibit DD PUB James 
Exhibit EE PUB Kraft 
Exhibit FF PUB Palange 
Exhibit GG PUB Phillips 
Exhibit HH PUB Rhodes 
Exhibit II PUB Simmons 
Exhibit JJ PUB Smith, M 
Exhibit KK PUB Smith, S 
Exhibit LL PUB Stop Development (May 9, 2024) 
Exhibit MM PUB Strongone 
Exhibit NN PUB Thomas 
Exhibit OO PUB Ubry 
Exhibit PP PUB Vargason 
Exhibit QQ PUB Walker 
Exhibit RR PUB SUPPORT: Abrego 
Exhibit SS PUB Greg Baker VIDEO testimony see CC Land Hearings PHM Exhibit SS 
Exhibit TT AGENCY:  Division of Aeronautics 
Exhibit UU APPLICANT:  Signed Pre-Annexation Agreement (recording pending approval) 
Exhibit VV APPLICANT VIDEO:  Fly-over Rendering (provided in testimony at PZ March 7, 

2024 hearing) see CC Land Hearings PHM Exhibit VV 
Exhibit WW APPLICANT letter to BOCC 
Exhibit XX APPLICANT BOCC presentation 

   



 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 
¼ and the SE ¼ of Section 33, T5N, R2W, BM, Canyon 
County, Idaho.]   

 
 
 
 

    DRAFT 

 

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 §01-17 (Land Use/Land 
Division Hearing Procedures), Canyon County Code §07-05 (Notice, Hearing and Appeal Procedures), Canyon 
County Code §07-06-01 (Initiation of Proceedings), Canyon County Code §07-06-07 (Conditional Rezones), 
Canyon County Code §07-10-27 (Land Use Regulations (Matrix)), Idaho 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 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 §07-05-01 and Idaho Code §67-6509.  
Agencies were noticed April 11, 2024.  Newspaper notice was published April 14, 2024.  Property 
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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 §07-05-01 

 

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

 

3. The Board has the authority to hear this case and make its own independent determination. See I.C. §67-6519, 
§67-6504, 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, 
§67-6504, 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 Idaho Code §67-6534 require that final decisions be in the form of 
written findings, conclusions, and orders. CCZO 07-05-03(1)(I).  

 

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 §07-06-07(6) 
 

1. Is the 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.  

 

https://advance.lexis.com/api/document/collection/statutes-legislation/id/5HD6-49V0-004D-D2GJ-00000-00?context=1000516
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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 
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 ¼ mile to the south and a ½ 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. 
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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 §07-17.   

 

 (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, 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) Notice of the BOCC public hearing was provided per CCZO §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.  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 
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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 §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     FINDINGS 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 ¼ and the SE ¼ of Section 33, T5N, R2W, BM, Canyon 

County, Idaho. 

 

2. 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. 

3. There are 421 residential lots with an average residential lot size of 12,804 square feet in compliance with 
CCZO §07-10-21(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.” 

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

5. 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). 

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

7. 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) 

8. 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). 

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

11. 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). 

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. (PZ SR 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 PZ SR 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 §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. 

16. 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. 

17. 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. 

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

19. Notice of the public hearing was provided in accordance with CCZO §07-05-01.  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:  

- Idaho Code, Sections 67-6509 and 67-6513 (Subdivisions, Hearings, Decisions);  
- Idaho Code, Sections 50-1301 through 50-1329 (Platting);  
- Idaho 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       
 



Planning and Zoning Commission 
Canyon County Development Services  
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HEARING DATE: January 18, 2024  

  

OWNER: 
Middleton 187 LLC 

TBC Land Holding LLC 

  

APPLICANT/REP: Ardurra, Zane Cradic, PE  

  

PLANNER: 
Deb Root, Principal 

Planner 

  

CASE NUMBER: 
(CR) RZ2021-0056 & 

SD2021-0059 

  

LOCATION: 

The subject properties, four parcels comprising 217 ± acres, are located 
between Duff Lane and Lansing Lane north of Foothill Road in a portion of 
the SW ¼ and the SE ¼ 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 
sq. 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 ¼ and the 
SE ¼ 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. 

  

REZONE 

 The 2020 Comprehensive Plan designates the area 

‘Residential’ 

 Requesting a Conditional Rezone to “CR-R1” (Single 

Family Residential) with a Development Agreement 

(DA) 

PRELIMINARY PLAT   

 492 total lots on 216.65 acres 

 421 residential lots and 71 common lots 

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

 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. 

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

 Proposed residential density is 3.40 DU/Acre 

(residential area=123.8 acres) 

  Average Lot Size:  12,804 square feet 

  Minimum Lot Size:  12,000 square feet (CCZO 

§07-10-21(2) footnotes 1 and 2) 

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

  This site contains slopes greater than 15% and 

requires compliance with CCZO §07-17-33(1) 

Special Developments; Hillside Development 

 

  

Existing Conditions: 

Direction Existing Conditions Primary Zone Other Zones 

N 

Agricultural, residential subdivisions  

Meadow Bluff Estates, Cascade Hills, Gray 

Hawk, Moon Shadow Est., Port of Chance 

R1/AG CR-R1/CR-RR 

E 

Agricultural, C3 & C4 Subdivisions, Ridge 

at Quail Hollow, Wyatt’s Hollow, Sloviaczek 

Sub 

R1/AG CR-R1/CR-RR 

S 

Agricultural dry land/ Rural Residential, 

Gjerde View Sub, Country Foothills Sub, 

JPS Sunrise Est., Bernice Estates 

AG/RR City of Middleton 

W 

Agricultural and AG Rural Residential, 

Killdeer Meadow Sub, Smith Ridge Est., 

Turner’s Skyline Sub. 

AG RR/City 

“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) 

 

CURRENT ZONING  see Exhibit 30 

FARMINGTON HILLS PP OVERLAY  



 

CASE NUMBER:  RZ2021-0056 and SD2021-0059 STAFF REPORT Page 3 of 10 
 

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

 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)  

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

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

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

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

 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 ¼ mile to the 

south and a ½ 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 

360th 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 

petition (digitally signed 143 persons) 
 48 

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  

 

  The Planning and Zoning Commission may recommend approval of the preliminary plat and 

associated plans as proposed or amended; 

  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  

  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 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  

Exhibit # 15A Applicant – Hethe Clark email Pre Annex agmt 

Exhibit # 16 Highway District #4 (HD4) Board response 

Exhibit # 17 HD4 shared access clarification Phase 13 Lots 3 & 4 

Exhibit # 18 HD4 Agency Response – PP Reviews 

Exhibit # 19 ITD Agency Response  11-17-23 

Exhibit # 20 BCID Agency Response and PP review 

Exhibit # 21 Williams Northwest Pipeline email 

Exhibit # 22 COMPASS Agency Response 

Exhibit # 23 Idaho Department of Fish and Game 

Exhibit # 24 Canyon Soil Conservation District 

Exhibit # 25 Idaho Department of Environmental Quality 

Exhibit # 26 Engineering:  Keller Reviews (pre BCID and HD4 revisions) 

Exhibit # 27 Farmington Hills Phasing Plan w/staff notes 

Exhibit # 28 Maps:  Case Map and Report 

Exhibit # 29 Maps:  Subdivision Map and Report  

Exhibit # 30 Maps:  Zoning Map  

Exhibit # 31 Maps:  Small Aerial 

Exhibit # 32 Maps:  Future Land Use Map (2020) 

Exhibit # 33 Maps:  Middleton Future Land Use Map 

Exhibit # 34 Maps:  Nitrate Priority and Wells 

Exhibit # 35 Maps:  TAZ Households 

Exhibit # 36 Maps:  Soils, Farmland and Reports 

Exhibit # 37 Maps:  Contour Map 

Exhibit # 38 Maps:  Dairy, Feedlot, and Gravel Pit Map  

Exhibit # 39 Maps:  Lot Classification  

Exhibit # 40 Site Photos 

Exhibit # 41 Greg Baker email questions 

Exhibit # 42 Ron Saunders 

Exhibit # 43 Denise & Jon Rhodes 

Exhibit # 44 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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 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 
¼ and the SE ¼ 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 §01-17 (Land Use/Land 
Division Hearing Procedures), Canyon County Code §07-05 (Notice, Hearing and Appeal Procedures), Canyon 
County Code §07-06-01 (Initiation of Proceedings), Canyon County Code §07-06-07 (Conditional Rezones), 
Canyon County Code §07-10-27 (Land Use Regulations (Matrix)), Idaho 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 §07-06-07(1). 
 



 

Case # RZ2021-0056 – Findings of fact, Conclusions of law and Order Page 2 

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 

 

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

 

3. The commission shall have those powers and perform those duties assigned by the board that are provided for 
in the local land use planning act, Idaho Code, title 67, chapter 65, and county ordinances. 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 §07-03-07. 

 

4. 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. 

 

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

 

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) 
 

1. 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 

https://advance.lexis.com/api/document/collection/statutes-legislation/id/5HD6-49V0-004D-D2GJ-00000-00?context=1000516
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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 ¼ mile to the south and a ½ 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.1,2,3 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 §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 §07-10-21(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 §07-17.   

 

 (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, 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) 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, 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 §09-09-17 (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 _____________, in the year 2024, before me_________________________, a notary public, personally appeared 

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

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

Notary:         

 My Commission Expires:      
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ATTACHMENT A 
 

DRAFT CONDITIONS OF APPROVAL 
 

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

 
2. The developer shall comply with CCZO §07-06-07 (4): Time Requirements: "All conditional rezones for a land 

use shall commence within two (2) years of the approval of the board." 
 

3. 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. 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. 

 
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-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). 
 

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. 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 ¼ and the SE ¼ of Section 33, T5N, R2W, BM, Canyon 

County, Idaho. 
 

2. 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. 

3. There are 421 residential lots with an average residential lot size of 12,804 square feet in compliance with 
CCZO §07-10-21(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.” 

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

5. 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). 

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

7. 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) 

8. 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). 

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

10. 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). 

11. 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). 
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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 §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. 
 

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:  

- Idaho Code, Sections 67-6509 and 67-6513 (Subdivisions, Hearings, Decisions);  
- Idaho Code, Sections 50-1301 through 50-1329 (Platting);  
- Idaho 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 
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enumerated therein for case file nos. RZ2021-0056 and SD2021-0059 (Exhibit 3, Staff Report and attached 
hereto). 

3. 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. 

4. 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. 

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

6. 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). 

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

8. 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. 

9. 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. 

10. 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. 

11. 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. 

12. 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. 

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

14. 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 
Article 1: Public Nuisance Ordinance. 

16. 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). 

 
 

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 _________________________, a notary public, personally 

appeared ________________________________, personally known to me to be the person whose name is subscribed to the within 

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

  

 Notary:  ______________________________________ 
 

 My Commission Expires: ________________________ 
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GATES RICHARD V 9868 FOOTHILL RD MIDDLETON ID 83644
GODBER DONALD W 24564 REGAL RD MIDDLETON ID 83644
GRAVIET MARK AND ANNMARIE
FAMILY TRUST 9093 PURSUIT DR MIDDLETON ID 83644
GRAYSON BART AND JACQUELINE
TRUST 24503 LANSING LN MIDDLETON ID 83644

HIGHLAND HOMES LLC 8890 BUCKSHOT LN MIDDLETON ID 83644
HIGHLAND HOMES LLC 8899 BUCKSHOT LN MIDDLETON ID 83644
HIGHLAND HOMES LLC 8883 BUCKSHOT LN MIDDLETON ID 83644
HULL BRIAN J 24499 LANSING LN MIDDLETON ID 83644
KRAHN SCOTT 24183 DUFF LN MIDDLETON 83644
LUTTEMAN AVA LEE 24096 LANSING LN MIDDLETON ID 83644
MATSUDA HIDEO 9590 FOOTHILL RD MIDDLETON ID 83644
MIDDLEBROOKS RICHARD 9195 PURSUIT DR MIDDLETON IN 83644
MJCB PROP LLC 9155 PURSUIT DR MIDDLETON ID 83644
MOLENAAR-SCHRAM ANN MARIE 24476 LANSING LN MIDDLETON ID 83644
PORTNOFF FAMILY TRUST 24131 LANSING LN MIDDLETON ID 83644
PORTNOFF FAMILY TRUST 0 LANSING LN MIDDLETON ID 83644
PULLIN EDGAR J 23982 STIRM PL MIDDLETON ID 83644
SAUNDERS RON P REVOCABLE TRUST 24123 LANSING LN MIDDLETON ID 83644
SLOVIACZEK TAMARA 24684 DUFF LN MIDDLETON ID 83644
SMYSER MELINDA SLOVIACZEK 0 LANSING LN MIDDLETON ID 83644
SMYSER MELINDA SLOVIACZEK 0 LANSING LN MIDDLETON ID 83644
SMYSER MELINDA SLOVIACZEK 0 DUFF LN MIDDLETON ID 83644
STIRM JUSTIN JAMES 23970 STIRM PL MIDDLETON ID 83644
TAKAGI KIMBERLY ANN 24323 DUFF LN MIDDLETON ID 83644
TRADITION CAPITAL PARTNERS LLC 9267 PURSUIT CT MIDDLETON ID 83644
TRADITION CAPITAL PARTNERS LLC 9247 PURSUIT CT MIDDLETON ID 83644
TRADITION CAPITAL PARTNERS LLC 9233 PURSUIT DR MIDDLETON ID 83644
TRADITIONAL CAPITAL PARTNERS LLC 9019 PURSUIT DR MIDDLETON ID 83644
VARGASON ROSE M 24295 DUFF LN MIDDLETON ID 83644
VARGASON ROSA M 24295 DUFF LN MIDDLETON ID 83644
WHELESS CHERYL A 24431 DUFF LN MIDDLETON ID 83644
WOOD JONATHAN 9043 PURSUIT DR MIDDLETON ID 83644

PRELIMINARY PLAT FOR
FARMINGTON HILLS SUBDIVISION

A PORTION OF THE SOUTH 1/2 OF SECTION 33
TOWNSHIP 5 NORTH, RANGE 2 WEST, BOISE MERIDIAN

CANYON COUNTY, IDAHO
2023

LEGEND
PROPERTY BOUNDARY

SECTION LINE

LOT LINE

ROAD CENTERLINE

PROPOSED EASEMENT

PHASE LINE

1 LOT NUMBER

BLOCK NUMBER

PROPOSED SEWER MAIN

PROPOSED SEWER FORCE MAIN

PROPOSED SEWER MANHOLE

PROPOSED WATER MAIN

PROPOSED PRESSURE IRRIGATION MAIN

PROPOSED GRAVITY IRRIGATION MAIN

FOUND BRASS CAP

FOUND ALUMINUM CAP

FOUND 5/8" REBAR

1

SEW

FM

S

W

PI

IR

OWNER & DEVELOPER
MIDDLETON 187, LLC
P.O. BOX 140298
BOISE, ID 83714
PH: (208) 631-5052

ENGINEER
ZANE CRADIC, P.E.
T-O ENGINEERS, INC.
332 N BROADMORE WAY
NAMPA, ID 83687
PH: (208) 442-6300

SURVEYOR
ROB O'MALLEY, P.L.S.
T-O ENGINEERS, INC.
332 N BROADMORE WAY
NAMPA, ID 83687
PH: (208) 442-6300

LAND USE PLANNER
BECKY YZAGUIRRE
T-O ENGINEERS, INC.
332 N. BROADMORE WAY
NAMPA, ID 83687
PH: (208) 442-6300

PARCEL
R3759700000, R3760201000,
R3760500000, R3760501000
0 DUFF LN, MIDDLETON, ID 83644

ROADWAY JURISDICTION
CANYON HIGHWAY DISTRICT NO. 4

SEWER & WATER DISTRICT
CITY OF MIDDLETON

FIRE DISTRICT
MIDDLETON RURAL FIRE DISTRICT

SCHOOL DISTRICT
MIDDLETON SCHOOL DISTRICT

ZONING AND SETBACK
EXISTING ZONING: AGRICULTURE
PROPOSED ZONING: R-1
FRONT = 20'
REAR = 20'
SIDE = 10'
CORNER = 20'

IRRIGATION DISTRICT
BLACK CANYON IRRIGATION DISTRICT

SITE DATA
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NOTES
1. BUILDING SETBACK AND DIMENSION STANDARDS SHALL BE IN

COMPLIANCE WITH THE APPLICABLE ZONING REGULATIONS OF
CANYON COUNTY.

2. A GENERAL UTILITY EASEMENT OF 10 FEET WILL EXIST ALONG
ALL FRONT AND REAR LOT LINES AND 5 FEET ALONG ALL SIDE
LOT LINES PER CITY OF MIDDLETON CONSTRUCTION
REQUIREMENTS, UNLESS OTHERWISE NOTED.

3. ALL LOTS ARE RESIDENTIAL BUILDING LOTS, EXCEPT LOTS 4,
13, AND 14, BLOCK 1; LOTS 1, 22, AND 23, BLOCK 2; LOTS 1 AND
14, BLOCK 3; LOTS 1, 2, 6, 35, 36, 37, 39, 44, 51, AND 85, BLOCK 4;
LOTS 1, AND 13, BLOCK 5; LOT 1, BLOCK 6; LOT 1, BLOCK 7; LOT
1, BLOCK 8; LOTS 1 AND 11, BLOCK 9; LOTS 1, 7, 23, 24, AND 25,
BLOCK 10; LOTS 1 AND 6, BLOCK 11; LOTS 1, 29, 43, 44, 54, 69,
72, 77, AND 78, BLOCK 12; LOTS 1, 5, 11, AND 13, BLOCK 13; LOT
1, BLOCK 14; LOT 1, BLOCK 15; LOT 1, BLOCK 16; LOT 1, BLOCK
17; LOT1, BLOCK 18; LOTS 13 AND 19, BLOCK 19; LOTS 1 AND 13,
BLOCK 20; LOTS 8, 21 AND 28, BLOCK 21; AND LOT 1, BLOCK 22;
LOT 1, BLOCK 23; LOT 1, BLOCK 24; LOTS 1, 2, 19, AND 26,
BLOCK 25; LOTS 1 AND 7, BLOCK 26; LOTS 1, 11, AND 12, BLOCK
27. COMMON LOTS TO BE OWNED AND MAINTAINED BY THE
FARMINGTON HILLS SUBDIVISION HOMEOWNERS
ASSOCIATION. LOT 26, BLOCK 4 TO BE A PRIVATE DRIVEWAY
FOR USE BY LOTS 27 AND 28, BLOCK 4.

4. ALL COMMON LOTS CAN BE USED FOR IRRIGATION AND STORM
DRAINAGE IN LIEU OF EASEMENTS.

5. THERE ARE NO KNOWN FLOOD PLAINS OR FLOODWAYS IN THE
PROJECT AREA.

6. DIRECT LOT ACCESS TO DUFF LANE, LANSING LANE, WILLIS
ROAD, AND MEADOW PARK BOULEVARD IS PROHIBITED.

7. STORM DRAINAGE WILL BE ROUTED TO FUTURE RETENTION
FACILITIES, AS WELL AS THE EXISTING PONDS LOCATED IN
COMMON AREAS. STORM DRAINAGE WILL BE DESIGNED IN
ACCORDANCE WITH THE CATALOG OF STORM WATER BEST
MANAGEMENT PRACTICES FOR IDAHO CITIES AND COUNTIES
AND THE CITY OF MIDDLETON.

8. THE HOMEOWNER'S ASSOCIATION, UNDERLYING PROPERTY
OWNER, OR ADJACENT OWNER IS RESPONSIBLE FOR ALL
STORM DRAINAGE FACILITIES OUTSIDE OF THE PUBLIC
RIGHT-OF-WAY, INCLUDING ALL ROUTINE AND HEAVY
MAINTENANCE.

9. INDIVIDUAL PRESSURE IRRIGATION SERVICES WILL BE
PROVIDED TO THE REAR OF EACH LOT. PRESSURE IRRIGATION
WILL BE CONNECTED TO A NEW PUMP STATION LOCATED IN
COMMON LOT 1, BLOCK 4. THE SYSTEM WILL BE OWNED AND
MAINTAINED BY THE HOMEOWNERS ASSOCIATION. LOT
OWNERS WILL BE OBLIGATED TO PAY LEVIES AND
ASSESSMENTS FROM THE APPLICABLE IRRIGATION DISTRICT.

10. POTABLE WATER SHALL BE SUPPLIED THE CITY OF
MIDDLETON. A MUNICIPAL WELL WILL BE PROVIDED IN LOT 31,
BLOCK 2 THAT WILL BE OWNED AND MAINTAINED BY THE CITY
OF MIDDLETON.

11. SANITARY SEWER COLLECTION SHALL BE PROVIDED BY THE
CITY OF MIDDLETON. A SEWER LIFT STATION WILL BE
PROVIDED IN LOT 13, BLOCK 1 THAT WILL BE OWNED AND
MAINTAINED BY THE CITY OF MIDDLETON.

12. NO WORK, INCLUDING LANDSCAPING, SHALL COMMENCE
WITHIN BLACK CANYON IRRIGATION DISTRICT EASEMENTS
WITHOUT A LICENSE AGREEMENT. NO TREES OR SHRUBS
SHALL BE ALLOWED WITHIN BLACK CANYON IRRIGATION
DISTRICT EASEMENTS.

13. RAISED MEDIANS TO BE SIGNED AND LIGHTED PER ACCHD
SECTION 108.

14. MEDIAN LANDSCAPE SHALL BE MAINTAINED BY THE
HOMEOWNER'S ASSOCIATION.

15. ALL EXISTING OBSTRUCTIONS TO BE REMOVED FROM
ROADWAY AREAS.

16. ALL STREETS TO BE DEDICATED TO THE PUBLIC. DUFF LANE,
LANSING LANE, AND MEADOW PARK BOULEVARD TO BE
CONSTRUCTED TO HIGHWAY STANDARDS & DEVELOPMENT
PROCEDURES FOR THE ASSOCIATION OF CANYON COUNTY
HIGHWAY DISTRICTS. ALL INTERNAL STREETS TO BE
CONSTRUCTED TO CITY OF MIDDLETON STANDARDS.

17. THIS PLAT IS SUBJECT TO A PRE-ANNEXATION AGGREEMENT
BETWEEN THE DEVELOPER AND THE CITY OF MIDDLETON.

AREA AND LOT SUMMARY
TOTAL PROPERTY AREA ±216.65 AC

RESIDENTIAL AREA ±123.45 AC

RIGHT-OF-WAY TO BE DEDICATED ±43.96 AC

COMMON AREA ±49.34 AC

TOTAL LOTS 492

BUILDABLE LOTS 420

COMMON LOTS 72

PROPOSED DENSITY 1.94 UNITS/AC

AVERAGE RESIDENTIAL LOT SIZE ±12,804 SF

MINIMUM RESIDENTIAL LOT SIZE 12,000 SF

PERCENTAGE OF OPEN SPACE 23%
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SLOPE VARIES
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6' HALF-TURN LANE
EXISTING PAVEMENT

±12.5' EX. ROAD

58.5'

28' NEW PAVEMENT
±6.5' EXISTING PAVEMENT

8' ASPHALT PATHWAY

±2-3%

2" OF CLASS 3 ASPHALT

2%

36' CL TO EDGE OF GRAVEL SHOULDER

1.75% ±0.251%
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TYPICAL COLLECTOR (WILLIS RD) SECTION BSCALE: NTS

TYPICAL COLLECTOR W/ MEDIAN (WILLIS RD) SECTION CSCALE: NTS
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STANDARD 6" VERTICAL CURB
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SLOPE VARIES
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PROPOSED CUT AREA

AREA OF >=15% SLOPE
(NO BUILD AREA UNLESS A GRADING PLAN

IS PROVIDED)

PROPOSED MAJOR CONTOUR

PROPOSED MINOR CONTOUR
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1. ALL AREAS INCLUDED IN THIS PRELIMINARY GRADING PLAN ARE ROADWAY SECTIONS AND RESIDENTIAL LOTS PROPOSED TO BE CONSTRUCTED IN AREAS OF 15% GRADE OR
GREATER NATURAL SLOPES. ROADWAYS OR LOTS CROSSING EXISTING IRRIGATION CANALS AND DITCHES ARE NOT INCLUDED.

2. GRADING SHALL BE DONE IN ACCORDANCE WITH THE REQUIREMENTS AND RECOMMENDATIONS CONTAINED IN THE GEOTECHNICAL REPORT PREPARED BY GEOTEK, DATED APRIL 19,
2021 FOR THIS SITE, TOGETHER WITH ANY OTHER ADDENDUMS OR SUPPLEMENTS. ALL GRADING WORK SHOULD BE DONE UNDER THE OBSERVATION OF THE GEOTECHNICAL
ENGINEER. THE GEOTECHNICAL ENGINEER SHALL BE NOTIFIED 48 HOURS PRIOR TO THE START OF ANY GRADING.

3. CUTS AND FILLS SHALL BE DESIGNED IN ACCORDANCE WITH THE REQUIREMENTS AND RECOMMENDATIONS CONTAINED IN THE GEOTECHNICAL REPORT PREPARED BY GEOTEK , INC.
FOR THIS SITE TO PROVIDE SAFETY, STABILITY, AND ADEQUATE SETBACK FROM PROPERTY LINES IN ACCORDANCE WITH COUNTY STANDARDS, DRAWINGS, AND SPECIFICATIONS.

4. THE SITE GRADING REFLECTED ON THIS SHEET IS CONSIDERED A PRELIMINARY GRADING PLAN ONLY. ALL CUT AND FILL SLOPES SHALL BE 2:1 OR FLATTER, OR AS SPECIFIED ON THE
GRADING PLAN. INDIVIDUAL LOTS SHALL BE GRADED IN ACCORDANCE WITH THE INTERNATIONAL BUILDING CODE AND CANYON COUNTY STANDARDS

5. PRIOR TO START OF CONSTRUCTION, THE CONTRACTOR SHALL BE RESPONSIBLE TO CONFIRM GROUND ELEVATION AND OVERALL TOPOGRAPHY, AND ESTIMATE EARTHWORK
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6. GRADING SHALL NOT OCCUR WITHIN 2' OF THE PROPERTY BOUNDARY, OR BEYOND THE LIMITS OF CONSTRUCTION.

7. GRADING SHALL BE PROVIDED TO DIRECT DRAINAGE AWAY FROM ADJACENT PROPERTIES. NO GRADING SHALL TAKE PLACE WHICH ALLOWS RUNOFF FROM THIS PROJECT TO PASS TO
ADJACENT PROPERTY UNLESS THE FLOW IS CONSIDERED HISTORICAL.

8. ELEVATIONS REFLECTED ON THIS PLAN ARE TRUNCATED BY 2500'
     EXAMPLE: 2540.50' = 40.50'
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RZ2021-0056  MIDDLETON 187, LLC/TBC LAND HOLDINGS, LLC 

SD2021-0059  FARMINGTON HILLS SUBDIVISION 

 

EXHIBITS RECEIVED AFTER THE PZ HEARING COMMENT DEADLINE OR PRIOR TO 

THE BOARD OF COUNTY COMMISSIONER’S HEARING DEADLINE AND PZ HEARING 

DOCUMENTS 
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VIDEO

GREG BAKER TESTIMONY

LOCATED:

CANYONCOUNTY.ID.GOV/LAND-HEARINGS/BOCC HEARINGS 

PRELIMINARY HEARING MATERIALS 
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APPLICANT FLY-OVER RENDERING

SHOWN IN PZ TESTIMONY ON MARCH 7, 2024

VIDEO LINK:

CANYONCOUNTY.ID.GOV/LAND-HEARINGS/
BOCC HEARINGS/MAY 30 2024

PRELIMINARY HEARING MATERIALS
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T. Hethe Clark 
(208) 388-3327 

hclark@clarkwardle.com  

 

Via electronic mail (debbie.root@canyoncounty.id.gov)  

May 31, 2024 

Canyon County Board of County Commissioners 

c/o Deb Root, MBA, Principal Planner 

Canyon County Development Services 

111 N. 11th Ave. 

Caldwell, ID 83605 

 

Re: Farmington Hills  

 Application Nos. (CR) RZ2021-0056 & SD2021-0059 

Dear County Commissioners: 

This firm represents Middleton 187 LLC and TBC Land Holding LLC, collectively the “Applicants” for the 

above-referenced rezone and preliminary plat applications.  Per Ordinance No. 24-004, please find 

enclosed materials provided in connection with the June 10, 2024 hearing on this matter, provided “a 

minimum of ten (10) days prior to the public hearing.” 

Ultimately, proper evaluation of this application comes down to the planning.  Planning is what provides 

the rules of the game for landowners in dealing with their private property.  It is how we arrive at the 

best outcomes for our communities by ensuring that the inevitable impacts of growth are addressed by 

placing density and residential development in the correct locations—i.e., in cities or areas of city impact 

where residential services (sewer and water) are available. 

Much of the discussion regarding this application has focused on the question of what use is appropriate 

for this property.  But that question has been asked and answered.  Both the County and the City have 

planned this area as residential – each of their future land use maps show residential use on this 

property.  In addition, the County and City have negotiated and agreed that this area will be in the 

Middleton Area of City impact, which is where the County encourages growth.  For good reason, as this 

is where services are available to serve growth in an economic and stable manner – with sewer systems 

that avoid nitrate pollution and deep municipal wells that provide a consistent source of water produced 

under stringent IDEQ and IDWR oversight. 
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In short, the argument that this is an agricultural area and must remain agricultural is not only 

inconsistent with the facts (the property is surrounded by 65 platted subdivisions within one mile and is 

less than 1,000 feet from Middleton City limits), but it is inconsistent with the planning that has already 

been conducted by the County and the City.   

This project is working hand-in-glove with that planning.  The Applicant has negotiated an Infrastructure 

Construction and Pre-Annexation Agreement (the “Pre-Annexation Agreement”) with the City of 

Middleton, which was approved by the Middleton City Council and signed by the Mayor and the 

Applicant.  It is a remarkable document.  The Applicant worked with the City for months to identify the 

City’s planning and infrastructure needs for this area.  Those needs are not insignificant.  Ultimately, as a 

result of those discussions, the Applicant agreed to provide critical infrastructure, including: a regional 

sewer lift station; a new water booster station for entire new pressure zone; and a new municipal well 

to be constructed and dedicated the City of Middleton. 

In addition to providing a necessary east-west collector through the site, the Applicant also agreed to 

construct two new signals at Duff and Lansing along Highway 44.  Both intersections require immediate 

safety improvements.  Neither intersection can be addressed by ITD until at least the end of the decade 

and the highway district does not have funding to do the work itself.  If these intersections are going to 

be improved, the private sector has to step up.  This Applicant has offered to take that on, despite the 

fact that this need exists now, regardless of whether this development goes forward.  In all, the Pre-

Annexation Agreement requires (and this Applicant agreed) to install approximately fifteen million 

dollars of infrastructure benefitting the area – with much of it required in Phase 1. 

The Applicant has also taken on the issue of schools.  Of course, Middleton School District needs to pass 

a bond.  That need exists regardless of this application and passage of a bond is beyond this Applicant’s 

power to address.  What this Applicant can address is the cost of serving students in the manner that 

MSD has identified.  This District has identified that cost, the Applicant increased the contribution by 

several hundred dollars per lot (to $1,500), and the District and Applicant signed a Memorandum of 

Understanding with the school district to confirm the contributions (a first for the District). 

In sum, the project is consistent with the planning.  The Applicant is addressing its impacts—in fact, it is 

taking on well more than its fair share with the Pre-Annexation Agreement.  So it is no surprise that we 

were very disappointed with the Planning and Zoning Commission's recommendation (the 

“Recommendation”).  As will be discussed at hearing, there are significant defects in that 

Recommendation.  It fails to acknowledge the significant residential development in the area and the 

project’s proximity to the City of Middleton.  It fails to acknowledge that the Comp Plan and County 

Code encourage density in areas of city impact and where urban services are available.  In fact, Code 

allows 12,000 sf lots as of right in the R-1 zone.  But most fundamentally, the Recommendation simply 

ignores the planning for this property.  The Recommendation’s consistent calls for preservation of this 

property for agricultural uses places the County in the legally untenable position of zoning property in a 

manner that is inconsistent with the comprehensive plan, which calls for residential use.  The 

insistence on acreages is inconsistent with the need to place density where services exist and will 

ultimately lead to the sprawling growth patterns that are the real risk to agricultural preservation. 



 

 

We understand that this matter has become a cause for many neighbors.  Despite that opposition, the 

rules (i.e., County Code and the Comprehensive Plan) are what controls.  We hope and expect that this 

Board will uphold the planning for this site and permit development to occur consistent with the very 

generous Pre-Annexation Agreement.  With the Pre-Annexation Agreement, the density is where it 

should be and the impacts will be addressed, permitting orderly development and ultimate annexation 

of this property.  Indeed, this project and the process it followed are a model of what should be 

expected of any application in an area of city impact. 

Please find attached the presentation slides we intend to rely upon at the June 10 hearing.  We look 

forward to discussing this matter with the Board. 

Very truly yours, 

 

T. Hethe Clark  

HC/bdb 
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Approved/Active Applications: 



Focus on the Planning – Areas of City Impact

2020 Comprehensive Plan

2030 Comprehensive Plan
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City and County Land Use Maps Each Show Residential Use 



Area Planned for
Residential Use –
What Density? • Density should occur in the 

area of city impact where 
services are available

• Allows economic provision 
of central services

• We preserve ag ground by 
putting density in the 
appropriate locations



Canyon County Code re: 
Projects with Central 
Water and Sewer

• Canyon County Code encourages
density where services are available

• 12,000sf lots are permitted as-of-right
in the R-1 zone where “central sewer 
and/or water services” are available
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Request



Phasing Plan



Landscaping
Plan



Landscaping: 



Streetscapes: 



Pre-Annexation Agreement

Middleton has reviewed and 
approved a pre-annexation 
agreement 

Highlights:
Utilities will be provided by the City of 
Middleton 

The property will annex once an 
annexation path is available

The developer will provide significant
infrastructure improvements to serve 
existing and future Middleton growth



Middleton Agreement –
Required Improvements

REGIONAL 
SEWER LIFT 

STATION

NEW WATER 
BOOSTER 

STATION FOR 
ENTIRE NEW 

PRESSURE ZONE

NEW MUNICIPAL 
WELL 

SIGNAL AT DUFF 
& HWY 44 
(PHASE 1)

SIGNAL AT 
LANSING & HWY 

44 (PHASE 10)



Middleton 
Agreement 
Benefits

• Middleton intends to grow here 
–within Area of City Impact

• Provides infrastructure that is 
needed for City’s growth in this 
area

• Signals at Duff and Lansing 
cannot be built by ITD for at 
least 7-10 years but have 
existing safety deficiencies



Middleton 
Agreement

• Approved by Middleton City Council
• Executed by Mayor and Developer
• Requires Millions of Dollars of

Improvements in Phase 1



• Detailed conversations with 
Superintendent Marc Gee

• Costs to serve students have been 
identified ($1,114.60)

• Developer voluntarily chose to 
pursue higher mitigation ($1,500)

Schools



• Executed 
Memorandum of 
Understanding
with Middleton 
School District 
confirming $1,500 
payment

• Paid by Lot, 
required with each 
final plat (in 
advance of 
residents)

Schools



Issues with P&Z Recommendation
Standard 2:
“The Commission finds 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 conditional rezone and 
proposed density is NOT as appropriate 
as the current zone.”

Response:
Character of the area includes 65 platted 
subdivisions within one mile and is in the 
Middleton area of city impact

The Comp Plan designates this property as 
residential – ag zoning is inconsistent with 
the Plan

The proposed density is permitted under 
Canyon County Code in the R-1 and 
encouraged by the Comp Plan (in area of 
city impact where services are available)



Issues with P&Z Recommendation
Standard 3:
“The Commission finds that the proposed 
development contains a higher lot density than 
the existing residential development in the 
area… [and] is NOT compatible…”

“The Commission finds that “exporting” of the 
local ground water to the City of Middleton is 
not compatible with the surrounding area.”

Response:
1.3 and ¼-acre lots are compatible – they are the 
same (residential use) and have similar traffic 
generation

Commission’s position would “freeze” all 
development in the County and not permit higher 
densities where appropriate (in areas of impact 
where services available)

Aquifers don’t recognize city limits
Property is in the Middleton Area of City Impact and 
will be eventually annexed.  
Municipal wells are deeper, pull from different
aquifers, and provide a safer, more reliable water 
source than shallow wells



Issues with P&Z Recommendation
Standard 4:
“The Commission 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.”

“The property is not adjacent to city 
limits and city density is not 
appropriate for this property…”

Response:
• Planned residential in County and in City
• Within Middleton Area of City Impact 
• 65 platted subdivisions within one mile
• Area is not planned residential and not 

intended to preserve as agricultural

• Adjacency to City limits is irrelevant
• Within Middleton Area of City Impact
• Comp Plan encourage density in impact areas



Summary
• Planning provides the “rules of the road” for private property owners
• As the County develops, we ignore planning at our own peril
• Good planning provides for residential uses and higher densities within cities or 

their areas of city impact and where services are available

• This project:
• Is consistent with the County and City planning
• Is located in an area planned residential and within sight of Middleton City limits
• Has access to central water and sewer services
• Provides significant and valuable infrastructure that is already needed



Thank You & Questions
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