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 Planning and Zoning Commission - Staff Report 
 Springbok Development, Inc. & Shoshone Falls Subdivision 
 Hearing Date:  January 6, 2022 Development Services Department 

 

Applicant: 
Springbok Development, Inc. 
 

Representative: 
Mary Wall / Jon Breckon- Breckon 
Land Design 
 

Staff: 
Jennifer Almeida, Planner III 
 

Lot Size/Project Area: 
114 acres 
 

Current Zone: 
“A” (Agricultural) 
 

Comprehensive Plan – Future Land 
Use: Agricultural 
 

Area of City Impact: 
R28991 is located in Nampa’s AOCI 
R28988 & R28990 are not located 
within an AOCI 
 

Applicable Zoning Land Use 
Regulations:  §07-06-03, §07-06-07 & 
§07-17-09, § 09-11-01 
 

Notification: 
9/20/21      Agencies 
9/23/21      City of Nampa 
10/8/21      600 ft. Radius Notice 
12/17/21    600 ft. Radius Notice  
12/19/21    Newspaper 
12/30/21    Posting (on or before)  

 

Exhibits: 
1. FCO’s (OR2021-0006) 
2. FCO’s (RZ2021-0011) 
3. FCO’s (SD2021-0010) 
4. Letter of Intent  
5. Preliminary Plat, Irrigation, 

Drainage, & Grading 
6. Neighborhood Meeting & 

comments 
7. DRAFT Development Agreement 
8. Maps: 

a. Small Air Photo 1 Mile 
b. Vicinity 
c. Zoning 
d. Subdivision w/report 
e. Soils 
f. Prime Farmland w/report 
g. Lot Classification  
h. Nitrate Priority Area  
i. Canyon - Future Land Use  
j. Nampa - Future Land Use  
k. Cases w/report 
l. TAZ  
m. Contour 
n. Dairies, Feedlots, Gravel pits 

9. Agency Comments: 
a. Keller & Associates 

Request 
Springbok Development, Inc. is requesting a Comprehensive Plan Map 
Amendment to change the designation of approximately 41.06 acres from 
“Agriculture” to “Residential.”  Also requested is a Conditional Rezone 
including a Development Agreement of one (1) parcel, no. R28991, that totals 
approximately 73.34 acres from an “A” (Agricultural) zone to a “CR-R-1” 
(Conditional Rezone/Single Family Residential) zone and two (2) parcels, 
R28988 & R28990 that total approximately 40.86 acres from an “A” 
(Agricultural zone to a “CR-R-R (Conditional Rezone/Rural Residential 
zone). The request includes a Preliminary Plat (including Irrigation, 
Drainage, & Grading) for Shoshone Falls Subdivision.  The proposed plat 
contains 62 residential lots. The subject properties, parcel no’s R28991, 
R28988, & R28990 are located on the east side of Happy Valley Road, and 
approximately 1542 ft. south of the intersection of E. Lewis Ln. and S. Happy 
Valley Rd., Nampa, Idaho, in a portion of the NW ¼  and SW ¼ of Section 
18, T2N, R1W, B.M., Canyon County, Idaho. 
 

Background 
A relocation of building permits and administrative land division created four 
(4) one-acre parcels clustered in the northwest corner of the subject property 
(Case No. AD2018-25). This process was utilized to retain agricultural land 
by clustering permits. This left the remainder of parcel no. R28991 with no 
building permits available.   
 

R28990 is an original parcel and has an administrative land division available. 
 

Applicable Standards and Regulations 
 

Comprehensive Plan Amendment (CCZO §07-06-03): 
The applicant is requesting a Comprehensive Plan Map Amendment to amend 
the future land use designation of parcel no. R28988 and R28990 from  
“agriculture” to “residential.”  The amendment is required to meet the 
following criteria: 
 

A. Is the requested type of growth generally in conformance with the 
comprehensive plan? 

 

B. When considering the surrounding land uses, is the proposed land use 
more appropriate than the current comprehensive plan designation? 

 

C. Is the proposed comprehensive plan amendment compatible with 
surrounding land uses? 

 

D. Do development trends in the general area indicate that the current 
designation and circumstances have changed since the comprehensive 
plan was adopted? 

 

E. Will the proposed comprehensive plan amendment impact public services 
and facilities? What measures will be implemented to mitigate impacts? 

 

Conditional Rezone (CCZO §07-06-07): 
The applicant is requesting Conditional Rezone including a Development 
Agreement of:  
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b. Canyon Soil Conservation 
District 

c. City of Nampa 
d. City of Nampa Engineering 
e. Idaho Dept. of Environmental 

Quality 
f. City of Nampa Planning & 

Zoning 
g. Nampa Highway District No. 1 

10. Public Comments: 
a. Lauri Moncrief – opposition 
b. Letter and petition in opposition 
c. David Trejo – opposition 
d. Rita Jo Devlin – opposition 
e. Rita Jo Devlin – opposition 
f. Angstman Johnson 

 

Additional Exhibits: 
11. Traffic Impact City 
 
 
 

 Parcel no. R28991, that totals approximately 73.34 acres from an “A” 
(Agricultural) zone to a “CR-R-1” (Conditional Rezone/Single Family 
Residential) zone.   The average minimum lot size in the “CR-R1” zone is 
one (1) acre. 
 

 Parcel no. R28988 & R28990 that total approximately 40.86 acres from an 
“A” (Agricultural zone to a “CR-R-R (Conditional Rezone/Rural 
Residential zone).  The average minimum lot size in the “CR-RR” zone is 
two (2) acres. 

 

The conditional rezone is required to meet the following criteria: 
 

A. Is the proposed zone change generally consistent with the comprehensive 
plan? 
 

B. When considering the surrounding land uses, is the proposed zone 
change more appropriate than the current zoning designation? 

 

C. Is the proposed zoning map amendment compatible with surrounding 
land uses? 

 

D. Will the proposed zoning map amendment negatively affect the character 
of the area? What measures will be implemented to mitigate impacts? 

 

E. Will adequate facilities and services including sewer, water, drainage, 
irrigation and utilities be provided to accommodate the proposed zoning 
map amendment? 

 

F. Does legal access to the subject property for the zoning map amendment 
exist of will it exist at the time of development? 

 

G. Does the proposed zoning map amendment require public street 
improvements in order to provide adequate access to and from the 
subject property to minimize undue interference with existing or future 
patterns created by the proposed development? What measures have been 
taken to mitigate road improvements or traffic impacts? 

 

H. Will the proposed zoning map amendment impact essential public 
services and facilities, such as schools, police, fire and emergency 
medical services? What measures will be implemented to mitigate 
impacts? 

 

Parcel R28991 is located in Nampa’s Area of City Impact (AOCI). Pursuant to 
§09-11-19(1), the Canyon County comprehensive plan, as amended, shall 
apply to the Nampa AOCI. Canyon County recognizes that the city of Nampa 
has also developed a comprehensive plan and accompanying map for the 
Nampa area of city impact. Canyon County shall give consideration to the 
city's comprehensive plan map designations when evaluating development 
requests within the Nampa AOCI.  The City of Nampa designates the property 
as “low density residential.”   
 

Preliminary Plat (CCZO §07-17-09): 
The applicant is requesting preliminary plat, drainage, & grading plan for 
Shoshone Falls Subdivision. 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: 
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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.” 
 

Analysis: 
Purpose of Zones  
07-10-25 (2): The purpose of the “R-R” (Rural Residential) zone is to “encourage and guide growth in areas where 
a rural lifestyle may be determined to be suitable.” 
 

07-10-25 (3): The purpose of the R-1 (Single-Family Residential) Zone is to promote and enhance predominantly 
single-family living areas at a low-density standard. 
 

Future Land Use Map 
Parcel R28991 is designated as “Residential” on the Canyon County Future 
Land Use Map (Exhibit 8i).  The parcel is also located within Nampa’s 
Area of City Impact. Nampa identifies the property as low density 
residential (Exhibit 8j).  
 

Parcel R28988 & R28990 are designated as “Agriculture” on the Canyon 
County Future Land Use Map.  These parcels are not located within 
Nampa’s Area of City Impact, but have been designated as “Agriculture” 
on their future land use map. 
 

Surrounding Area & Zoning: 
The surrounding land uses and zoning are the following: 
 

 Land Uses Zoning 
Northwest Agriculture, large residential lots A 
North Agriculture,  S&W Seed Co. A 
Northeast Agriculture A 
Southwest Agriculture  A 
South Agriculture, sporadic residential, dairy A  
Southeast Agriculture, sporadic residential  A 
East Agriculture A  
West Large residential lots, RR zoning (1354 ft. west) A,  RR 

 

Approximately 1354 ft. west of the site is “R-R” (Rural Residential) zoning as shown on Exhibit 8c.  The site is 
currently in the final phase of development (Red Tail Estates No. 3).  The development is being platted into 13 
residential lots, with an average lot size of 5.70 acres. 
 

Area Subdivisions 
Within one (1) mile of the site there are 13 platted subdivisions for a total of 195 lots (Exhibit 8d). The average 
platted lot size for subdivisions within one (1) mile is 2.26 acres. Within the notification radius of 600 ft. The 
median parcel size is 6.14 acres and the average is 22.43 acres. 
 

Subdivision Acres Number of Lots Average lot size Year Platted 

Thompson’s #1 Amend. 4.38 3 1.46 1971 
McFarland  40.06 12 3.34 1973 

Mamer  63.88 20 3.19 1976 
Robinson Ranchettes 80.81 24 3.37 1990 

Henry Heights 70.11 14 5.01 1990 
Elkhorn Estates 32.88 5 6.58 1999 
Hardrock Ridge 2.67 2 1.34 1999 
Ten Akre Woods 10.03 3 3.34 2002 
Red Tail Estates 13.85 5 2.77 2003 

Figure 1 - Canyon County Future Land Use 
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McFadden Estates 8.07 3 2.69 2005 
Red Tail Estates #2 59.82 6 9.97 2007 
Hard Rock Ridge #2 17.97 3 5.99 2008 
New York Landing  

*city sub* 
35.25 95 .37 2021 

 

Soil & Farmland: 
As shown in Exhibit 8e, the property consists of the following soil 
capability classes: 
 Class 2  Best Suited              6.77%  
 Class 3  Moderately Suited         61.11%  
 Class 4  Moderately Suited         32.12%          
 

Within one mile of the site, there are two (2) dairies (Exhibit 8n). The 
property is also located adjacent to a seed company, S and W Seed 
Company (Parcels R28992 and R28992010, approx. 80 acres). 
 

Canyon Soil Conservation District provided information regarding the 
soils & farmland on the site and indicated the property contains the 
following:   16% not prime farmland, 67% prime farmland if irrigated, and 17% farmland of statewide importance 
(Exhibit 9b).   
 

Nitrate Priority Area: 
The subject property is located within a Nitrate Priority Area (Exhibit 16). As defined by DEQ (Department of 
Environmental Quality), an area is considered a nitrate priority area if 25% of the wells sampled in the area have at 
least 5 mg/l. The developer will be required to adhere to Southwest District Health requirements and studies as part 
of the platting process, including, but not limited to a Nutrient Pathogen Study for the development. 
 

Access: 
Access to the site will be via Happy Valley Road (public road).  Two (2) approaches are shown on the preliminary 
plat (Exhibit 5).  A traffic impact study was completed for the project (Exhibit 11).  The traffic impact study (TIS) 
is currently being reviewed by Nampa Highway District No. 1. 
 

Compass – TAZ (Traffic Analysis) data: 
Community Planning Association of Southwest Idaho (COMPASS) provides regional long rage transportation 
planning as the MPO for the Treasure Valley. Traffic Analysis Zones (TAZ) are special areas delineated by state 
and/or local transportation officials for tabulating traffic related data. As part of each TAZ zone data is generated 
that forecasts future population, households, and jobs.   
 

The subject property is contained within TAZ “2856 and 2857” As shown on Exhibit 7l, the data for the TAZ zone 
that contains the subject property does not forecast a significant increase in households in this TAZ zone.  
Household forecasts project an increase of 1 household by the year 2040.  This is an area that is not currently 
forecasted to receive residential growth. This is most likely because the area still supports agricultural and rural 
uses and character. 
 

TAZ ZONE ACRES 2020 2025 2030 2035 2040 Difference 

2856 & 2857 640 32 32 33 33 33 1 
 

Essential Services 
On September 20, 2021, all affected essential services agencies were notified. No comments were received. 
 

Emergency Services 
The subject property is located within Kuna Fire District jurisdiction. The site is served by Canyon County Sheriff 
Department. 
 

Schools 
The subject property is located within Nampa School District.  
 
 

Ex
h

ib
it

 8
e 
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Shoshone Falls Subdivision – Preliminary Plat/Irrigation/Drainage/ Grading Plan 
 

- Property Acreage: 114.6 acres 
 

- Lots:  62 residential lots and six (6) common area lots 
 

- Roads: Internal Public Roads 
 

- Domestic Water:  Plat note No 4. on the plat states domestic water will be provided by the City of Nampa or 
individual domestic wells.   The City of Nampa has denied the request to allow extension and connection to the 
City’s water system (Exhibit 9f).   Therefore, individual domestic wells will provide domestic water to each lot. 
 

- Sewage Disposal:  Individual septic systems  
 

- Irrigation: Pressurized irrigation will be provided to each residential lot.  The irrigation system will be owned 
and maintained by the homeowner’s association. 
 

- Drainage: Post development storm water runoff will be contained on site through the use of borrow ditches 
(Plat Note 6).  

 

Keller & Associates: 

Keller & Associates have reviewed the preliminary plat/irrigation/drainage/grading plans found them to be 
compliant with Canyon County Code (Exhibit 9a). 
 

Standard of Review for Subdivision Plats: 
A. Idaho Code, Sections 67-6512, 6509 and 6535 (Subdivisions, Hearings, Decisions); 
B. Idaho Code, Sections 50-1301 through 50-1329 (Platting); 
C. Canyon County Zoning Ordinance, Chapter 7, Article 17 (Subdivision Regulations). 
 

The preliminary plat was found to be consistent with the standards of review for subdivision plats. 
 

Comprehensive Plan 
The comprehensive plan amendment and conditional rezone request are in general conformance with the following 
policies and goals contained within the 2020 Canyon County Comprehensive Plan: 
 

 Property Rights Policy No. 1: “No person shall be deprived of private property without due process of law.” 
 

 Land Use Goal No. 3: “Use appropriate techniques to mitigate incompatible land uses.”   
 

 Public Services, Facilities and Utilities Policy No. 3: “Encourage the establishment of new development to be 
located within the boundaries of a rural fire protection district.” 
 

 Housing Goal No. 1: “Encourage opportunities for a diversity of housing choices in Canyon County.” 
 

The comprehensive plan amendment and conditional rezone request are in not in general conformance with the 
following policies and goals: 
 

 Property Rights Policy No. 8: “Promote orderly development that benefits the public good and protects the 
individual with a minimum of conflict.”   
 

 Population Goal No. 1: “Consider population growth trends when making land use decisions.”   
 

 Population Policy No. 3: “Encourage future population to locate in areas that are conducive for residential 
living and do not pose an incompatible land use to other land uses.”   

 

 Economic Goal No. 2: “To support the agriculture industries by encouraging the maintenance of continued 
agricultural land uses and related agricultural activities.” 

 

 Economic Policy No. 1: “Canyon County should encourage the continued use of agricultural lands, land uses 
and recognize the economic benefits they provide to the community.” 

 

 Land Use Goal No. 2: “To provide for the orderly growth and accompanying development of the resources 
within the County that is compatible with their surrounding area.”  

 

 Land Use Policy No. 1: “Review all residential, commercial, and industrial development proposals to 
determine the land use compatibility and impact to surrounding areas. 
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 Land Use Agricultural Policy No. 1: “Encourage the protection of agricultural land for the production of 
food.” 

 

 Land Use Agricultural Policy No. 2: “Consider the use of voluntary mechanisms for the protection of 
agricultural land.”  

 

 Land Use Residential Policy No. 2: “Encourage residential development in areas where agricultural uses are 
not viable.” 

 

 Natural Resources: Agricultural Land Goal No. 1: “To support the agricultural industry and preservation of 
agricultural land.” 

 

 Natural Resources: Agricultural Land Policy No. 1: “Protect agricultural activities from land use conflicts or 
undue interference created by non-agricultural development.” 

 

 Natural Resources: Agricultural Land Policy No. 3: “Protect agricultural activities from land use conflicts or 
undue interference created by existing or proposed residential, commercial, or industrial development. 

 

 Public Services, Facilities, & Utilities Policy No. 2: “Encourage the establishment of expanded sewer 
infrastructure and wastewater treatment in areas of city impact. 

 

 Agriculture Goal No. 1: “Acknowledge, support and preserve the essential role of agriculture in Canyon 
County.” 
 

 Agriculture Goal No. 2: “Support and encourage the agricultural use of agricultural lands.” 
 

 Agriculture Goal No. 3: “Protect agricultural lands and land uses from incompatible development.” 
 

 Agriculture Policy No. 1: “Preserve agricultural lands and zoning classifications.” 
 

 Agriculture Policy No. 3: “Protect agricultural operations and facilities from land use conflicts or undue 
interference created by existing or proposed residential, commercial, or industrial development.” 

 

Area of City Impact: 
Parcel No. R28991 is located within Nampa’s Area of City Impact, the remainder of the property is located outside 
of the area of city impact.  The  City of Nampa was provided a 30-day notice on 9/23/21, pursuant to §09-11-17 (3).  
The City of Nampa provided comment in regard to the request 9c, 9d, and 9f.   Waivers of subdivision 
improvements have not been formally requested in writing by the applicant nor waived formally by the City of 
Nampa.  The City of Nampa did provide objection in exhibit 9f to the project noting the project is in the path of 
annexation to the south.  Large lot developments in the annexation path creates conflict with future city 
developments. 
 

Comments: 
Public Comments 
At the time of drafting this report, staff had received public comment in regard to the request. The comment letters 
are attached as exhibits to the staff report. 
 

Exhibit 10a:     The property is adjacent to a seed research company.   There are agricultural uses including Stewart 
Dairy within proximity to the site.  Concern regarding water and preservation of agricultural land. 

 

Exhibit 10b:     Letter and petition signed by area property owners. 
 

Exhibit 10c:     Concern of impacts to their agricultural use (300 head of cattle), fencing, irrigation and easements. 
 

Exhibit 10d:    Concern regarding onsite sewage disposal systems, well contamination, traffic, impacts to adjacent 
seed company & area. 

 

Exhibit 10e:    Concern regarding development company. 
 

Exhibit 10f:    Legal dispute between Sand Creek Investments & Springbok Development (civil)  
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Agency Comments 
Staff informed applicable agencies of the proposed comprehensive plan amendment, rezone.  
 

- Canyon Soil Conservation District (Exhibit 9b): Canyon Soil Conservation District provided farmland 
information. 
 

- City of  Nampa Engineering (Exhibit 9c): City of Nampa outlined road classifications and required dedication 
for future right of ways.   The city also noted the request for extension and connection to the city’s water 
system was denied by the City’s Board of Appraisers on April 7, 2021. 

 

- City of Nampa Engineering (Exhibit 9d): Noted requested changes to road names on the preliminary plat.  
Corrections have been made. 

 

- Idaho Department of Environmental Quality (Exhibit 9e): IDEQ provided general comment in regard to air 
quality, wastewater & recycled water, drinking water, surface water, solid waste, hazardous waste, and 
groundwater contamination. 

 

- City of Nampa Planning & Zoning (Exhibit 9f):  Nampa opposed the development noting that large lot 
developments create conflicts in annexation paths for the city. 

 

- Nampa Highway District No. 1 (Exhibit 9g):  NHD1 will require a traffic impact study for the project.  NHD1 
had no objection. 

 

Decision Options 
 The Planning and Zoning Commission may recommend approval of the comprehensive plan future land use 

map amendment conditional rezone and preliminary plat;  
 

 The Planning and Zoning Commission may recommend denial of the comprehensive plan future land use map 
amendment, conditional rezone/development agreement, and preliminary plat; or  

 

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

 

Recommendation 
Staff recommends the Planning and Zoning Commission open a public hearing and discuss the comprehensive plan 
future land use map amendment, conditional rezone/development agreement, and preliminary plat. 
 

Staff is recommending denial of the Comprehensive Plan Map Future Land Use Map Amendment (OR2021-0006) 
Conditional Rezone (RZ2021-0011), and Preliminary Plat (SD2021-0010). 
Staff has provided findings the following for the Planning and Zoning Commission’s consideration: 
 

1) Findings of Fact, Conclusions of Law & Order for Case No. OR2021-0006 (Comprehensive Plan Future Land 
Use Map Amendment); 
 

2) Findings of Fact, Conclusions of Law & Order for Case No. RZ2021-0011 (Conditional Rezone/Development 
Agreement). 

 

3) Findings of Fact, Conclusions of Law & Order for Case No. SD2021-0010 (Preliminary Plat, irrigation, 
drainage & grading). 
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  Planning and Zoning Commission 
                               Springbok Development, Inc. - Comprehensive Plan Amendment - OR2021-0006 
                 
 

Findings of Fact, Conclusions of Law, and Order 
 

Findings of Fact 
1. Springbok Development, Inc. is requesting a Comprehensive Plan Map Amendment to change the 

designation of approximately 41.06 acres from “Agriculture” to “Residential.”   

 

2. The comprehensive plan amendment is being considered concurrently with a conditional rezone (RZ2021-
0011) of parcel  R28991, that totals approximately 73.34 acres from an “A” (Agricultural) zone to a “CR-R-1” 
(Conditional Rezone/Single Family Residential) zone and two (2) parcels, R28998 & R28990 that total 
approximately 40.86 acres from an “A” (Agricultural zone to a “CR-R-R (Conditional Rezone/Rural 
Residential zone). The request also includes a preliminary plat, irrigation, drainage and grading plan for  
Shoshone Falls Subdivision (SD2021-0010).  

 

3. The subject properties are currently zoned “A” (Agricultural).  
 

4. Parcel No. R28991 is designated as residential on the Canyon County Future Land Use Map.  R28988 & 
R28990 are designated as agriculture. 

 

5. Parcel No. R28991 is located in Nampa’s Area of City Impact.  Parcel no. R28988 & R28990 are not located 
within an area of city impact. 

 

6. The subject properties are located within Nampa Highway District, Kuna Fire District, and Nampa School 
District. 

 

7. Notice of the public hearing was provided in accordance with CCZO §07-05-01.  Agency notice was provided 
on 9/20/21, City of Nampa was notified on 9/23/21,  Newspaper notice was published on 12/19/21, Property 
owners within 600’ were notified by mail on 10/8/21 & 12/17/21, and the property was posted on or before 
12/30/21. 

 

8. The record includes all testimony received at the public hearing held on 1/6/22, the staff report, exhibits, and 
documents in Case file No. OR2021-0006. 
 

Conclusions of Law 
For case file OR2021-0006, the Planning and Zoning Commission finds and concludes the following regarding the 
Standards of Review for a Comprehensive Plan Map Amendment CCZO §07-06-03: 
 

A.  Is the requested type of growth generally in conformance with the Comprehensive Plan? 
 

Finding:     The proposed comprehensive plan map amendment is not in general conformance with the plan and 
growth trends in the surrounding area.   

 

Conclusion:     The comprehensive plan amendment request is not in general conformance with the following 
policies and goals contained within the 2020 Canyon County Comprehensive Plan: 

 

 Property Rights Policy No. 8: “Promote orderly development that benefits the public good and 
protects the individual with a minimum of conflict.”   
 

 Population Goal No. 1: “Consider population growth trends when making land use decisions.”   
 

 Population Policy No. 3: “Encourage future population to locate in areas that are conducive for 
residential living and do not pose an incompatible land use to other land uses.”   
 

 Economic Goal No. 2: “To support the agriculture industries by encouraging the maintenance 
of continued agricultural land uses and related agricultural activities.” 
 

 Economic Policy No. 1: “Canyon County should encourage the continued use of agricultural 
lands, land uses and recognize the economic benefits they provide to the community.” 
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 Land Use Goal No. 2: “To provide for the orderly growth and accompanying development of 
the resources within the County that is compatible with their surrounding area.”  
 

 Land Use Policy No. 1: “Review all residential, commercial, and industrial development 
proposals to determine the land use compatibility and impact to surrounding areas. 
 

 Land Use Agricultural Policy No. 1: “Encourage the protection of agricultural land for the 
production of food.” 
 

 Land Use Agricultural Policy No. 2: “Consider the use of voluntary mechanisms for the 
protection of agricultural land.”  
 

 Land Use Residential Policy No. 2: “Encourage residential development in areas where 
agricultural uses are not viable.” 
 

 Natural Resources: Agricultural Land Goal No. 1: “To support the agricultural industry and 
preservation of agricultural land.” 
 

 Natural Resources: Agricultural Land Policy No. 1: “Protect agricultural activities from land 
use conflicts or undue interference created by non-agricultural development.” 
 

 Natural Resources: Agricultural Land Policy No. 3: “Protect agricultural activities from land 
use conflicts or undue interference created by existing or proposed residential, commercial, or 
industrial development. 
 

 Public Services, Facilities, & Utilities Policy No. 2: “Encourage the establishment of expanded 
sewer infrastructure and wastewater treatment in areas of city impact. 
 

 Agriculture Goal No. 1: “Acknowledge, support and preserve the essential role of agriculture in 
Canyon County.” 
 

 Agriculture Goal No. 2: “Support and encourage the agricultural use of agricultural lands.” 
 

 Agriculture Goal No. 3: “Protect agricultural lands and land uses from incompatible 
development.” 
 

 Agriculture Policy No. 1: “Preserve agricultural lands and zoning classifications.” 
 

 Agriculture Policy No. 3: “Protect agricultural operations and facilities from land use conflicts 
or undue interference created by existing or proposed residential, commercial, or industrial 
development.” 

 

B. When considering the surrounding land uses, is the proposed land use more appropriate than the current 
comprehensive plan designation? 
 

Finding:           When considering the surrounding land uses, the proposed land use is not more appropriate than the 
current comprehensive plan designation of “agriculture.”   

 

Conclusion:     When considering the surrounding land uses, the proposed land use is not more appropriate than the 
current comprehensive plan designation of “agriculture.”  The primary use and zoning designations 
within the vicinity of the property is agriculture. Parcel no. R28988 & R28990 are not located within 
an area of city impact.   
 

Within one mile of the site, there are two (2) dairies (Exhibit 8n of the staff report). The property is 
also located adjacent to a seed company, S and W Seed Company (Parcels R28992 and R28992010, 
approx. 80 acres). 

 

Canyon Soil Conservation District provided information regarding the soils & farmland on the site 
and indicated the property contains the following:   16% not prime farmland, 67% prime farmland if 
irrigated, and 17% farmland of statewide importance. 
 

The addition of a residential designation outside of an area of city impact adjacent to active 
agriculture has the potential to create land use conflicts.   The 2020 Canyon County Comprehensive 
Plan encourages the preservation of agricultural designations and zoning. 
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C. Is the proposed comprehensive plan amendment compatible with surrounding land uses? 
 

Finding:          The proposed comprehensive plan amendment is not compatible with the surrounding land uses. 
 

Conclusion:    The proposed comprehensive plan amendment is not compatible with surrounding land uses.  The 
                        Primary use and zoning designations within the vicinity of the property is agriculture.  
 

There are two (2) dairies within one mile of R28988 and R28990.  Stewart Dairy is closest to the 
subject property, and is located approximately 2700 ft. south of the property. The property is also 
located adjacent to a seed company, S and W Seed Company (Parcels R28992 and R28992010, 
approx. 80 acres). Within the notification radius of 600 ft. The median parcel size is 6.14 acres and 
the average is 22.43 acres. The addition of a residential designation outside of an area of city impact 
adjacent to active agriculture has the potential to create land use conflicts.   The 2020 Canyon County 
Comprehensive Plan encourages the preservation of agricultural designations and zoning. 

 

D. Do development trends in the general area indicate that the current designation and circumstances have 
changed since the comprehensive plan was adopted? 
 

Finding:          Development trends in the general area do not indicate that the current designation or circumstances  
            have changed since the comprehensive plan was adopted. 
 

Conclusion:    Development trends or circumstances in the general area have not changed since the comprehensive 
plan was adopted. Within one (1) mile of the site, the most recent county subdivision plat recordation 
was in 2008 (Hard Rock Ridge 2).  The area remains primarily agricultural in nature with  both 
agricultural zoning and uses adjacent to the site.  

                          

The subject property is contained within TAZ “2856 and 2857” As shown on Exhibit 7l of the staff 
report, the data for the TAZ zone that contains the subject property does not forecast a significant 
increase in households in this TAZ zone.  Household forecasts project an increase of 1 household by 
the year 2040.  This is an area that is not currently forecasted to receive residential growth. 

 

E. Will the proposed comprehensive plan amendment impact public services and facilities?  What measures 
will be implemented to mitigate impacts? 
 

Finding:          No evidence has been provided that indicates the proposed amendment would impact public services 
and facilities.  

 

Conclusion:    The proposed comprehensive plan amendment will not impact public services and facilities.  No 
mitigation measures are proposed at this time. 

 

Idaho Statutes: Title 67 Chapter 65 §67-6537 USE OF SURFACE AND GROUNDWATER: (4) “When 
considering amending, repealing, or adopting a comprehensive plan, the local governing board shall consider 
the effect the proposed amendment, repeal, or adoption of the comprehensive plan would have on the source, 
quantity, and quality of groundwater in the area.”  

 

The proposed amendment would allow for residential uses. Any uses allowed or conditional permitted in 
accordance with CCZO, must comply with all applicable federal, state, and local laws with regard to water quantity 
and quality. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Springbok Development, Inc. – OR2021-0006  EXHIBIT 1 | Page 4 of 4 

Order 
Based upon the Findings of Fact, Conclusions of Law contained herein, the Planning and Zoning Commission hereby 
recommends the Board of County Commissioners deny Case #, a Comprehensive Plan Future Land Use Map 
Amendment to amend the future land use designation of Parcel R28988 and R28990 from “agricultural” to 
“residential”.  
 

RECCOMENDED FOR DENIAL this 6th day of January, 2022. 
 

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 2022, 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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  Planning and Zoning Commission 
Springbok Development-Conditional Rezone – RZ2021-0011 

                 

 
Findings of Fact, Conclusions of Law, and Order 

 

Findings of Fact 
1. Springbok Development is requesting a conditional rezone (RZ2021-0011) of parcel  R28991, that totals 

approximately 73.34 acres from an “A” (Agricultural) zone to a “CR-R-1” (Conditional Rezone/Single Family 
Residential) zone and two (2) parcels, R28998 & R28990 that total approximately 40.86 acres from an “A” 
(Agricultural zone to a “CR-R-R (Conditional Rezone/Rural Residential zone). 

 

2. The conditional rezone is being considered concurrently with a Comprehensive Plan Map Amendment to 
change the designation of approximately 41.06 acres from “Agriculture” to “Residential.”  The request also 
includes a preliminary plat, irrigation, drainage and grading plan for  Shoshone Falls Subdivision (SD2021-
0010).  

 

3. The subject properties are currently zoned “A” (Agricultural).  
 

4. Parcel No. R28991 is designated as residential on the Canyon County Future Land Use Map.  R28988 & 
R28990 are designated as agriculture. 

 

5. Parcel No. R28991 is located in Nampa’s Area of City Impact.  Parcel no. R28988 & R28990 are not located 
within an area of city impact. 

 

6. The subject properties are located within Nampa Highway District, Kuna Fire District, and Nampa School 
District. 

 

7. Notice of the public hearing was provided in accordance with CCZO §07-05-01.  Agency notice was provided 
on 9/20/21, City of Nampa was notified on 9/23/21,  Newspaper notice was published on 12/19/21, Property 
owners within 600’ were notified by mail on 10/8/21 & 12/17/21, and the property was posted on or before 
12/30/21. 

 

8. The record includes all testimony received at the public hearing held on 1/6/22, the staff report, exhibits, and 
documents in Case file No. RZ2021-0011. 

 

Conclusions of Law 
For this request, the Planning and Zoning Commission finds and concludes the following regarding the Standards 
of Review for a Zoning Amendment (CCZO §07-06-07): 
 

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

Conclusion: The proposed conditional rezone is not consistent with the comprehensive plan goals and  
                        policies.  R28991 is identified as residential on the future land use map, however, the  
                        primary zoning district within the vicinity is agriculture. 
 

Finding:         The conditional rezone is not in general conformance with the following goals and policies  
                  contained within the 2020 Canyon County Comprehensive Plan: 

   

 Property Rights Policy No. 8: “Promote orderly development that benefits the public good 
and protects the individual with a minimum of conflict.”   
 

 Population Goal No. 1: “Consider population growth trends when making land use 
decisions.”   
 

 Population Policy No. 3: “Encourage future population to locate in areas that are conducive 
for residential living and do not pose an incompatible land use to other land uses.”   
 

 Economic Goal No. 2: “To support the agriculture industries by encouraging the 
maintenance of continued agricultural land uses and related agricultural activities.” 
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 Economic Policy No. 1: “Canyon County should encourage the continued use of agricultural 
lands, land uses and recognize the economic benefits they provide to the community.” 
 

 Land Use Goal No. 2: “To provide for the orderly growth and accompanying development of 
the resources within the County that is compatible with their surrounding area.”  
 

 Land Use Policy No. 1: “Review all residential, commercial, and industrial development 
proposals to determine the land use compatibility and impact to surrounding areas. 
 

 Land Use Agricultural Policy No. 1: “Encourage the protection of agricultural land for the 
production of food.” 
 

 Land Use Agricultural Policy No. 2: “Consider the use of voluntary mechanisms for the 
protection of agricultural land.”  
 

 Land Use Residential Policy No. 2: “Encourage residential development in areas where 
agricultural uses are not viable.” 
 

 Natural Resources: Agricultural Land Goal No. 1: “To support the agricultural industry and 
preservation of agricultural land.” 
 

 Natural Resources: Agricultural Land Policy No. 1: “Protect agricultural activities from 
land use conflicts or undue interference created by non-agricultural development.” 
 

 Natural Resources: Agricultural Land Policy No. 3: “Protect agricultural activities from 
land use conflicts or undue interference created by existing or proposed residential, 
commercial, or industrial development. 
 

 Public Services, Facilities, & Utilities Policy No. 2: “Encourage the establishment of 
expanded sewer infrastructure and wastewater treatment in areas of city impact. 
 

 Agriculture Goal No. 1: “Acknowledge, support and preserve the essential role of agriculture 
in Canyon County.” 
 

 Agriculture Goal No. 2: “Support and encourage the agricultural use of agricultural lands.” 
 

 Agriculture Goal No. 3: “Protect agricultural lands and land uses from incompatible 
development.” 
 

 Agriculture Policy No. 1: “Preserve agricultural lands and zoning classifications.” 
 

 Agriculture Policy No. 3: “Protect agricultural operations and facilities from land use 
conflicts or undue interference created by existing or proposed residential, commercial, or 
industrial development.” 

 

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

Conclusion: The proposed conditional rezone is not more appropriate than the current zoning designation. 
 

Finding:  When considering the surrounding land uses, the proposed the proposed conditional rezone to 
“R-1” (Single Family Residential) and “R-R” (Rural Residential) is not more appropriate than the 
current zoning  designation of “agriculture.”  The primary use and zoning designations within the 
vicinity of the property is agriculture. Parcel no. R28988 & R28990 are not located within an 
area of city impact.   Within one mile of the site, there are two (2) dairies (Exhibit 8n of the staff 
report). The property is also located adjacent to a seed company, S and W Seed Company 
(Parcels R28992 and R28992010, approx. 80 acres). Canyon Soil Conservation District provided 
information regarding the soils & farmland on the site and indicated the property contains the 
following:   16% not prime farmland, 67% prime farmland if irrigated, and 17% farmland of 
statewide importance. 

 

    The addition of a residential designation outside of an area of city impact adjacent to active 
agriculture has the potential to create land use conflicts.   The 2020 Canyon County 
Comprehensive Plan encourages the preservation of agricultural designations and zoning. 
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3. Is the proposed conditional rezone compatible with surrounding land uses? 
 

Conclusion: The proposed conditional rezone is not compatible with the surrounding land uses. 
 

Finding: The proposed zoning map amendment amendment is not compatible with the surrounding land 
uses.  The land uses surrounding the site are primarily agriculture in nature with some sporadic 
residential uses. There are two (2) dairies within one mile of R28988 and R28990.  Stewart Dairy 
is closest to the subject property, and is located approximately 2700 ft. south of the property. The 
property is also located adjacent to a seed company, S and W Seed Company (Parcels R28992 
and R28992010, approx. 80 acres). Within the notification radius of 600 ft. The median parcel 
size is 6.14 acres and the average is 22.43 acres. The introduction of “R-1” (Single Family 
Residential) and “R-R” zoning adjacent to agricultural uses, along with the subsequent 
subdivision, will introduce an incompatible land use. 

 

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

 

Conclusion: The proposed zoning map amendment will negatively affect the agricultural character of the area. 
 

Finding: The introduction of residential zoning and uses adjacent to active agriculture has the potential to 
create land use conflicts. The 2020 Canyon County Comprehensive Plan goals and policies 
encourage the preservation of agricultural zoning for agricultural activities.   

 

 The applicant has agreed to enter into a development agreement to place conditions on the 
development in an effort to potentially mitigate impacts.  

 

5. Will adequate facilities and services including sewer, water, drainage, irrigation and utilities be provided 
to accommodate the proposed zoning map amendment? 

 

Conclusion: Adequate sewer, drainage, and storm water drainage facilities and utility systems will be 
provided to accommodate the proposed use at the time of development.  Platting as a residential 
subdivision will be required for the proposed development.   

 

Finding: Platting as a residential subdivision will be required for the proposed development.  
 

 Domestic Water:  Plat note No 4. on the plat states domestic water will be provided by the 
City of Nampa or individual domestic wells.   The City of Nampa has denied the request to 
allow extension and connection to the City’s water system (Exhibit 9f of the staff report).   
Therefore, individual domestic wells will provide domestic water to each lot.   

 

 Sewage Disposal:  Individual septic systems  
 

 Irrigation: Pressurized irrigation will be provided to each residential lot.  The irrigation 
system will be owned and maintained by the homeowner’s association. 

 

 Drainage: Post development storm water runoff will be contained on site through the use of 
borrow ditches (Plat Note 6).  

 

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 road improvements or traffic impacts? 

 

Conclusion: The conditional rezone the subject properties will not cause undue interference with existing or 
future traffic patterns. 

 

Finding:         The conditional rezone may require public street improvements to provide adequate access to and 
from the subject property.  The traffic impact study draft notes that a southbound right turn lane 
at Robinson Rd and Lewis Ln. when 2023 background traffic was considered.  The traffic impact 
study has not yet been approved by Nampa Highway District No. 1. 
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7. Does legal access to the subject property for the development exist or will it exist at the time of 
development? 

 

Conclusion: The property has frontage on S. Happy Valley Road (public).   
 

Finding: The property has frontage S. Happy Valley Road.  The requirements of Nampa Highway District 
No. 1 shall be met for access onto the public road system.   

 

8. Will the proposed zoning map 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: Essential services will be provided to accommodate the use.  No mitigation is proposed at this 
time. 

 

Finding: No evidence has been provided that proposed use will require additional public funding to meet 
the needs created by the requested use and police, fire, and emergency medical services will be 
provided to the property. 

 

Order 
Based upon the Findings of Fact, Conclusions of Law and Order contained herein, the Planning and Zoning 
Commission recommends denial of Case #RZ2021-0011, of parcel  R28991, that totals approximately 73.34 acres 
from an “A” (Agricultural) zone to a “CR-R-1” (Conditional Rezone/Single Family Residential) zone and two (2) 
parcels, R28998 & R28990 that total approximately 40.86 acres from an “A” (Agricultural zone to a “CR-R-R 
(Conditional Rezone/Rural Residential zone). 
  

RECCOMENDED FOR DENIAL this ________ day of _________________________, 2022. 
 

 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 2022, 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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  Planning and Zoning Commission 
 Shoshone Falls Subdivision – SD2021-0010 

                            

 

FINDINGS, CONCLUSIONS, CONDITIONS, ORDER 
 

Findings  
1. Springbok Development, Inc. are requesting a preliminary plat, irrigation, draining, & grading plan for 

Shoshone Falls Subdivision.   
 

2. The subject property, parcel no’s R28991, R28988, & R28990 are located on the east side of Happy Valley 
Road, and approximately 1542 ft. south of the intersection of E. Lewis Ln. and S. Happy Valley Rd., Nampa, 
Idaho, in a portion of the NW ¼ and SW ¼ of Section 18, T2N, R1W, B.M., Canyon County, Idaho. 
 

3. The property is zoned “A” (Agricultural). A comprehensive plan map amendment (Case No. OR2021-0006) 
and conditional rezone are being considered concurrently with the plat. 

 

4. The subdivision contains 62 residential lots and six (6) common lots. 
 

5. Parcel No. R28991 is located in Nampa’s Area of City Impact.  Parcel no. R28988 & R28990 are not located 
within an area of city impact. 
 

6. The development lots will be served by individual wells and individual septic systems.  The city of Nampa 
denied extension and connection to the city’s water system. 
 

7. Each lot within the subdivision will be served by internal public roads. 
 

8. The subject properties are located within Nampa Highway District, Kuna Fire District, and Nampa School 
District. 

 

9. Notice of the public hearing was provided in accordance with CCZO §07-05-01.  Agency notice was provided 
on 9/20/21, City of Nampa was notified on 9/23/21,  Newspaper notice was published on 12/19/21, Property 
owners within 600’ were notified by mail on 10/8/21 & 12/17/21, and the property was posted on or before 
12/30/21. 

 

9. The record includes all testimony received at the public hearing held on 1/6/22, the staff report, exhibits, and 
documents in Case file No. RZ2021-0011. 

 

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.” 
 

Standard of Review for Subdivision Plat: 
A. Idaho Code, Sections 67-6512, 6509 and 6535 (Subdivisions, Hearings, Decisions); 
B. Idaho Code, Sections 50-1301 through 50-1329 (Platting); 
C. Idaho Code, Section 31-3805 (Irrigation) 
D. Nampa Area of City Impact Ordinance §09-11-19 (3). 
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Order 
Based upon the Findings of Fact, Conclusions of Law contained herein for Case No. SD2021-0010, the Planning & 
Zoning Commission recommends denial of the Preliminary Plat, Irrigation , Drainage, & Grading Plan for 
Shoshone Falls Subdivision. 
 

Pursuant to CCZO §07-17-09(4)A: If denied, the actions, if any, that the applicant could take to gain approval of 
the proposed subdivision.” 
 

 Receive approval of a Comprehensive Plan Map Amendment & Conditional Rezone of the property that would 
allow for residential development of the site.   
 

 Timing: The City of Nampa has indicated the property is in the path of annexation.   
 
RECCOMENDED FOR DENIAL this 6th day of January, 2022. 
 

                                                                                             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 2022, 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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EXECUTIVE SUMMARY 
CR Engineering, Inc. has been retained to prepare a traffic impact study (TIS) for the proposed Shoshone Falls 

Subdivision located east of Happy Valley Road between Lewis Lane and Deer Flat Road in Canyon County, Idaho, 

as shown in Figure 1.1. The scope of this report was determined through coordination with Nampa Highway District 

No. 1 (NHD1).  

 

The TIS evaluates the potential traffic impacts resulting from background traffic growth, off-site developments in 

the area, and the proposed development, and identifies improvements to mitigate the impacts if needed. Traffic 

impacts were evaluated under weekday AM and PM peak hours traffic conditions. Table 1 summarizes the 

improvements needed to mitigate the traffic impacts for the following analysis years traffic conditions: 

 2021 Existing traffic 

 2023 Build-out year background traffic 

 2023 Build-out year total traffic 

 

Table 1 – Intersection Improvements Summary 

Intersection 2021 Existing 

2023 Build-Out Year 

Background Total 

 

Southside Blvd 

and 

Lewis Ln 
None None None 

 

Happy Valley Rd 

and 

Lewis Ln 
None None None 

 

Robinson Rd 

and 

Lewis Ln 
None SB right-turn lane

1
 

None  

beyond prior improvements
1
 

 

Deer Flat Rd 

and 

Happy Valley Rd 
None None None 

 

Farin Ln 

and 

Happy Valley Rd 
na na 

Unsignalized site access 

T-intersection 

 

Dye Ln 

and 

Happy Valley Rd  
na na 

Unsignalized site access 

T-intersection 

1
 Turn lane warranted based on NCHRP Report 457 guidelines; intersection meets thresholds without turn lane 

 1.0 Proposed Development 
1.1 Shoshone Falls Subdivision is estimated to include 62 single-family dwelling units at full build-out. The 

expected full build-out year is 2023 but may change depending on the market conditions. 

 

1.2 Based on the Institution of Transportation Engineers (ITE) Trip Generation Manual 10th Edition, Shoshone 

Falls Subdivision is estimated to generate approximately 670 trips per weekday, 49 trips during the AM peak 

hour, and 64 trips during the PM peak hour 

 Based on the proposed land uses, the development is not expected to retrain internal capture trips or 

attract pass-by trips to the site 

 All trips generated by the development were assumed to be made by personal or commercial vehicles 

1 

2 

3 

4 

5 

6 
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 The estimated site traffic distribution patterns are: 

• 70% north of the site 

• 15% west of the site 

• 10% east of the site 

• 5% south of the site 

 2.0 Proposed Access 
2.1 Shoshone Falls Subdivision is proposing two full access approaches on Happy Valley Road. Further 

description of the proposed access approaches are as follows: 

 Farin Lane 

• Proposed as a local road with front-on housing 

• Located approximately 1,350 feet south of Lewis Lane and 850 feet north of the proposed Dye Lane 

o Meets 660-feet minimum local road spacing on Happy Valley Road, a rural major collector 

street 

o There is an existing private driveway located 250 feet to the south on the west side of Happy 

Valley Road 

• The proposed access intersection is not expected to require turn lanes under 2023 total traffic 

conditions 

• The proposed access intersection is expected to meet minimum operational thresholds as a stop-

controlled T-intersection under 2023 total traffic conditions 

• Has adequate intersection sight distance in excess of 555 feet for the 50-mph posted speed limit on 

Happy Valley Road 

 

 Dye Lane 

• Proposed as a local road with front-on housing 

• Located approximately 850 feet south of Farin Lane and 3,000 feet north of Deer Flat Road 

o Meets 660-feet minimum local road spacing on Happy Valley Road 

o Proposed to align with a private driveway serving one dwelling unit west of Happy Valley Road 

• The proposed access intersection is not expected to require turn lanes under 2023 total traffic 

conditions 

• The proposed access intersection is expected to meet minimum operational thresholds as a stop-

controlled T-intersection under 2023 total traffic conditions 

• Has adequate intersection sight distance in excess of 555 feet to the north for the 50-mph posted 

speed limit 

• The intersection sight distance to the south is restricted to approximately 535 feet by a hill, which is 

20 feet deficient of the 555 feet minimum for a 50-mph roadway 

o The intersection sight distance to the south exceeds the minimum visibility for a 45-mph 

roadway 

▪ There are existing advisory signage/speed (Hill Blocks View | 40-mph) on Happy Valley 

Road located approximately 230 feet to the north for the southbound traffic and 

approximately 2,200 feet to the south for the northbound traffic 

o Install one additional advisory signage/speed approximately 800 feet to the south or shift Dye 

Lane at least 20 feet to the north to mitigate potential sight distance issues 

 

2.2 All proposed internal roadways are expected to carry less than 1,000 vehicles per day. 
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 3.0 Improvements Needed to Mitigate 2021 Existing Traffic 
3.1 With 2021 existing traffic, all study area intersections currently meet minimum operational thresholds 

analyzed with the existing intersection control and lane configuration.  Additionally, none of the study area 

intersections meet turn-lane guidelines from the National Cooperative Highway Research Program 

(NCHRP) Report 457 Evaluating Intersection Improvements: An Engineering Study Guide. As a result, no 

improvements are needed to mitigate 2021 existing traffic operations. 

 4.0 Improvements Needed to Mitigate 2023 Background Traffic 
4.1 With 2023 background traffic, all study area intersections are expected to continue to meet minimum 

operational thresholds analyzed with the existing intersection control and lane configuration. One study area 

intersection is expected to meet NCHRP Report 457 turn-lane guidelines. The intersection and turn lane 

warranted under 2023 background traffic conditions are:  

 Robinson Road and Lewis Lane intersection 

• Southbound right-turn lane 

 5.0 Improvements Needed to Mitigate 2023 Build-Out Year Total Traffic 
5.1 With 2023 total traffic, all study area intersections are expected to meet minimum operational thresholds 

analyzed with the existing intersection control and lane configuration or with the turn lane warranted under 

2023 background traffic conditions.  None of the study area intersections are expected to meet NCHRP 

Report 457 turn-lane guidelines. As a result, no additional improvements are needed to mitigate 2023 total 

traffic operations.  

 

5.2 The estimated site traffic percentage of 2023 total traffic at the study area intersections are: 

 Southside Boulevard and Lewis Lane intersection: AM Peak = 1.6%, PM Peak = 2.7% 

 Happy Valley Road and Lewis Lane intersection: AM Peak = 11.9%, PM Peak = 14.2% 

 Robinson Road and Lewis Lane intersection: AM Peak = 3.2%, PM Peak = 3.4% 

 Deer Flat Road and Happy Valley Road intersection: AM Peak = 3.8%, PM Peak = 3.4% 
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 1.0 INTRODUCTION 
CR Engineering, Inc. has been retained to prepare a traffic impact study (TIS) for the proposed Shoshone Falls 

Subdivision located east of Happy Valley Road between Lewis Lane and Deer Flat Road south of Nampa, Idaho.  

Figure 1.1 shows the site location and its vicinity. The TIS evaluates the potential traffic impacts resulting from 

background traffic growth, off-site developments in the area, and proposed development, and identifies 

improvements to mitigate the impacts if needed.  

 

Figure 1.1 – Site Location and Vicinity 

  

Shoshone Falls Subdivision 
Lewis Ln 

Deer Flat Rd 

Happy Valley Rd 
Robinson Rd Southside Blvd 

Locust Ln 
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1.1 Proposed Development 
Shoshone Falls Subdivision is a proposed residential development estimated to contain 62 single-family dwelling 

units. The expected build-out year is 2023 but may change depending on the market conditions. Figure 1.2 shows 

the preliminary site development plan with the proposed access locations. Two full-movement approaches are 

proposed on Happy Valley Road for site access, Farin Lane and Dye Lane. 

 

Figure 1.2 – Preliminary Site Plan 
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1.2 Study Approach 
The study area, specific parameters, and requirements for the study were coordinated with the City of Nampa (City) 

and Nampa Highway District No. 1 (NHD1).  The City does not have specific requirements for the TIS since the 

project is located outside their jurisdictions.  This study was prepared in accordance with NHD1’s guidelines. 

1.3 Study Area 
The following study area intersections were identified for collecting peak hour turning movement counts and traffic 

impact analysis:  

• Southside Boulevard and Lewis Lane intersection 

• Happy Valley Road and Lewis Lane intersection 

• Robinson Road and Lewis Lane intersection 

• Deer Flat Road and Happy Valley Road intersection 

• All proposed site access points 

o Farin Lane and Happy Valley Road intersection 

o Dye Lane and Happy Valley Road intersection 

 

In the scope of work email correspondence, NHD1 requested the Happy Valley Road intersection at Locust Lane 

instead of Lewis Lane. However, Locust Lane is greater than one mile from Shoshone Falls Subdivision and Lewis 

Lane is within one mile. These intersections were changed accordingly for the study area of this TIS. 

1.4 Study Period 
The analysis periods will be weekday AM and PM peak hours of operation of the transportation system from 7-9 

AM and 4-6 PM, respectively. The analysis years traffic conditions are: 

• 2021 existing traffic 

• 2023 build-out year background traffic 

• 2023 build-out year total traffic 

1.5 Analysis Methods and Performance Measure Thresholds 
Intersection capacity analysis was performed using Synchro 10 (Version 10.3.151.0), which utilizes the 6th Edition 

Highway Capacity Manual (HCM6) methodologies. All parameters used in the analysis were based on existing data 

when available or Synchro default values, when not available. The level of service for the intersection is based on 

the average delay of vehicles traveling through the intersection. For this study, the minimum acceptable level of 

service is LOS C for rural intersections and roadways and LOS D for urban and suburban intersections and 

roadways.  
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 2.0 EXISTING TRAFFIC CONDITIONS 

2.1 Roadway Network, Intersection Control, and Lane Configuration 
Table 2.1 summarizes the study area roadway characteristics. The roadway functional classification is based on the 

2013 NHD1 Roadway Functional Classification Map and City of Nampa 2020 Revised Functional Classification 

Maps. Figure 2.1 summarizes the intersection control and lane configuration for the study area intersections.   

 

The Happy Valley Road and Lewis Lane intersection comprises of two offset T-intersections.  The east and west 

legs are offset by approximately 100 feet.  The offset does not cause a left-turn conflict.  The T-intersections will 

be evaluated as a single two-way stop-controlled intersection. 

 

Dye Lane through the site is shown in the 2020 City of Nampa Functional Classification Map as a future collector 

from Powerline Road to Robinson Road, connecting with Lake Shore Drive west of Powerline Road. No roadway 

classifications for future roadway segments were shown in the 2013 NHD1 Roadway Functional Classification 

Map. 

 

Table 2.1 – Existing Roadway Characteristics 

Roadway 
Functional 

Classification 

Number  

of Lanes 

Posted Speed 

Limit (mph) 
Pedestrian Facilities 

Southside Boulevard Principal Arterial 2 
35 north of Lewis Ln 

55 south of Lewis Ln 
• Partial sidewalks along developed 

frontages 

Lewis Lane Minor Arterial 2 
50 west of Robinson Rd 

35 east of Robinson Rd 
• None within study area limits 

Happy Valley Road 
Minor Arterial (City) 

Major Collector (NHD1) 
2 

50 

(40-mph advisory) 
• None within study area limits 

Robinson Road Minor Arterial 2 50 • None within study area limits 

Deer Flat Road Major Collector 2 50 • None within study area limits 

2.2 Existing Traffic Volumes 
Weekday AM and PM peak hour traffic counts were collected at the study area intersections on May 5-13, 2021.  

The peak hour intersection turning movement counts were collected on a weekday for a 2-hour period at 15-minute 

intervals between 7:00 and 9:00 during the AM peak hour and between 4:00 and 6:00 during the PM peak hour. 

Existing turning movement counts are included in the appendix.  

 

May 2021 traffic counts were compared to roadway segment volumes counted by NHD1 and the City from June-

August 2019 to verify the impacts COVID-19 has had on peak hour travel demand within the study area. A summary 

of the volume comparisons is included in the appendix. The following adjustments were made to the traffic volumes 

on Lewis Lane during the peak hours: 

• Lewis Lane at Southside Boulevard:  AM Peak= 1.00,  PM Peak= 1.25 

• Lewis Lane at Happy Valley Road:  AM Peak= 1.00,  PM Peak= 1.10 

• Lewis Lane at Robinson Road:   AM Peak= 1.20,  PM Peak= 1.30 

 

The adjustment factors were applied to the 2021 traffic counts. Figure 2.2 and Figure 2.3 summarize the 2021 

existing peak hour traffic volumes for the AM and PM peak hours.  
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Figure 2.1 – 2021 Existing Intersection Control and Lane Configuration 
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Figure 2.2 – 2021 Existing AM Peak Hour Traffic 
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Figure 2.3 – 2021 Existing PM Peak Hour Traffic 
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2.3 Intersection Crash Data 
The most current five-year crash data (2015-2019) was obtained from the Local Highway Technical Assistance 

Council (LHTAC) website (http://gis.lhtac.org/safety/). Table 2.2 summarizes the crash data statistics for the study 

area intersections. There were no fatal crashes reported at the study area intersections for the five-year period. The 

majority of the crashes were angle-turning crashes, which is expected at unsignalized intersections. Based on the 

number of crashes and crash types, all study area intersections do not seem to have safety issues to require 

mitigations.  The Southside Boulevard and Lewis Lane intersection was converted from a two-way stop-controlled 

intersection to an all-way stop-controlled intersection in 2019 to help reduce the crash frequency experienced 

previously. No crash data is available to determine the effects of the all-way stop-control conversion has had at the 

intersection at the time of this TIS. 

 

Table 2.2 – Intersection Crash Data (2015-2019) 

Intersection  

Total 

Crashes 

Crash Severity 

Notes PDO Injury Fatal 

 

Southside Blvd 

and 

Lewis Ln 

14 4 10 0 

• 12 (86%) angle crashes, 1 (7%) animal crash, 1 (7%) 

side swipe same crash 

• 10 (71%) crashes in EB direction, 3 (21%) crashes in 

WB direction 

 

Happy Valley Rd 

and 

Lewis Ln 

No crashes reported at this intersection 

 

Robinson Rd 

and 

Lewis Ln 

4 3 1 0 
• 3 (75%) angle crashes, 1 (25%) rear-end crash 

• 3 crashes in EB direction, 1 crash in SB direction 

 

Deer Flat Rd 

and 

Happy Valley Rd 

6 4 2 0 

• 5 (83%) angle crashes, 1 (17%) lane departure into 

mailbox in snowy conditions 

• 3 crashes in WB direction, 2 crashes in EB direction 

 

2.4 Intersection Operations 
To determine the existing traffic operations, the study area intersections were analyzed with the existing intersection 

control and lane configuration and existing peak hour traffic. Copies of the analysis reports are included in the 

appendix. Table 2.3 summarizes the intersection capacity analysis results. All study area intersections currently 

meet minimum operation thresholds. 

2.5 Intersection Mitigation 
All study area intersections currently meet minimum operational thresholds. No intersection capacity improvements 

are needed to mitigate 2021 existing traffic conditions. 

 

Turn lane needs were evaluated using the guidelines outlined in the National Cooperative Highway Research 

Program (NCHRP) Report 457 Evaluating Intersection Improvements: An Engineering Study Guide. No turn lanes 

are needed at the study area intersections based on the 2021 existing traffic patterns with the COVID-19 adjustment 

factors as discussed in Section 2.2. 
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Table 2.3 – Intersection Operations – 2021 Existing Traffic 

Intersection Control / Lane MOEs 
AM 

Peak Hour 

PM 

Peak Hour 

 

Southside Blvd 

and 

Lewis Ln 

 

Intersection LOS A A 

Intersection Delay [s/veh] 9 8 

Worst Movement MOEs A / 0.23 (EB) A / 0.15 (WB) 

 

Happy Valley Rd 

and 

Lewis Ln 

 

EB / WB LOS B / A B / B 

EB / WB Delay [s/veh] 10 / 10 11 / 11 

Worst Movement MOEs B / 0.14 (EB) B / 0.10 (WB) 

 

Robinson Rd 

and 

Lewis Ln 

 

EB / WB LOS B / A B / A 

EB / WB Delay [s/veh] 11 / 10 11 / 10 

Worst Movement MOEs B / 0.10 (EB) B / 0.06 (EB) 

 

Southside Blvd 

and 

Deer Flat Rd 

 

EB / WB LOS A / A B / B 

EB / WB Delay [s/veh] 10 / 10 10 / 10 

Worst Movement MOEs A / 0.11 (EB) B / 0.08 (WB) 
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 3.0 2023 BACKGROUND TRAFFIC CONDITIONS 

3.1 Roadway Network 
The study area roadways and intersections are expected to remain the same as the existing conditions.  According 

to the NHD1 Long Range Transportation Plan (June 2019), there are no roadway or intersection capacity 

improvements within the study area. The City of Nampa also did not identify any projects within the study area 

from now to 2040 according to their 2020 Transportation Master Plan. The study area is included in the City of 

Nampa Impact Area but is not within the city limits.  

3.2 Background Traffic 
Future traffic forecasts were obtained from COMPASS to estimate the background traffic growth for the study area 

roadways and intersections. COMPASS traffic forecasts are included in the appendix. Based on COMPASS traffic 

forecasts and approved TIS in the study area, a 2.0% annual growth rate was used on all study area roadways. In 

addition to the traffic growth, off-site traffic generated by four developments in the vicinity was also included in 

the background traffic. Figure 3.1 shows the in-process developments’ locations and are described below:  

 Southern Ridge Subdivision 

• 385 single-family dwelling units with a projected build-out year in 2023 

• Located east of Southside Boulevard between Oklahoma Avenue and Locust Lane 

• Construction of the development began in 2017 using existing roadways north of Locust Lane 

• At the time traffic counts were collected, approximately 215 dwelling units had been constructed 

• All 170 remaining dwelling units were assumed to be constructed and occupied by 2023 

 New York Landing Subdivision 

• 408 single-family dwelling units with an adjusted build-out year of 2027 

• Located north of Alma Lane between Southside Boulevard and Happy Valley Road  

• At the time of this TIS, construction of dwelling units had not commenced but internal roadways were 

partially constructed 

• Approximately 135 dwelling units were assumed to be occupied by the 2023 study year 

 Osprey Estates Subdivision 

• 189 single-family dwelling units with a build-out year of 2025 

• Located east of Happy Valley Road centered around Farin Lane  

• At the time of this TIS, construction has not commenced 

• Approximately 110 dwelling units were assumed to be occupied by the 2023 study year 

 Constance and Richard Subdivision 

• 103-acre parcel anticipated being developed with approximately 400 single-family dwelling units with 

an assumed 2027 build-out year 

• Located south of Alma Lane between Southside Boulevard and Happy Valley Road 

• The parcel has frontage on Alma Lane and Lewis Lane 

• No preliminary plat was available at the time of this TIS 

• TIS for this project is in progress and has not been submitted to the governing agencies 

• Approximately 130 dwelling units were assumed to be occupied by the 2023 study year 

 

Offsite traffic data is included in the appendix.  Figure 3.2 and Figure 3.3 summarize the 2023 build-out year AM 

and PM peak hour background traffic, respectively. 
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Figure 3.1 – Off-Site Developments Within the Vicinity  
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Figure 3.2 – 2023 Build-Out Year AM Peak Hour Background Traffic 
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Figure 3.3 – 2023 Build-Out Year PM Peak Hour Background Traffic 
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3.3 Intersection Operations 
To determine the 2023 background traffic operations, the study area intersections were analyzed with the existing 

intersection control and lane configuration and 2023 background traffic volumes. Copies of the analysis reports are 

included in the appendix. Table 3.1 summarizes the intersection capacity analysis results. All study area 

intersections are expected to meet minimum operational thresholds with 2023 background traffic conditions. 

 

Table 3.1 – Intersection Operations – 2023 Build-Out Year Background Traffic 

Intersection Control / Lane MOEs 
AM 

Peak Hour 

PM 

Peak Hour 

 

Southside Blvd 

and 

Lewis Ln 

 

Intersection LOS A A 

Intersection Delay [s/veh] 9 9 

Worst Movement MOEs A / 0.27 (EB) A / 0.22 (SB) 

 

Happy Valley Rd 

and 

Lewis Ln 

 

EB / WB LOS B / A B / B 

EB / WB Delay [s/veh] 11 / 10 11 / 11 

Worst Movement MOEs B / 0.17 (EB) B / 0.12 (EB) 

 

Robinson Rd 

and 

Lewis Ln 

 

EB / WB LOS B / A B / B 

EB / WB Delay [s/veh] 11 / 10 11 / 10 

Worst Movement MOEs B / 0.10 (EB) B / 0.06 (EB) 

 

Southside Blvd 

and 

Deer Flat Rd 

 

EB / WB LOS A / A B / B 

EB / WB Delay [s/veh] 10 / 10 10 / 10 

Worst Movement MOEs A / 0.11 (EB) B / 0.09 (EB) 

3.4 Intersection Mitigation 
All study area intersections are expected to continue to meet minimum operational thresholds. However, one 

intersection requires a turn lane based on NCHRP Report 457 turn lane guidelines. Table 3.2 summarizes the 

intersection operations with the warranted turn lane. The intersection and turn lane needed under 2023 background 

traffic conditions are: 

• Robinson Road and Lewis Lane intersection 

o Southbound right-turn lane 

 

Table 3.2 – Intersection Operations – 2023 Build-Out Year Background Traffic Mitigation 

Intersection 
Control / Lane 

Mitigation MOEs 
AM 

Peak Hour 

PM 

Peak Hour 

 

Robinson Rd 

and 

Lewis Ln 

 

EB / WB LOS B / A B / B 

EB / WB Delay [s/veh] 11 / 10 11 / 10 

Worst Movement MOEs B / 0.10 (EB) B / 0.06 (EB) 
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 4.0 2023 BUILD-OUT YEAR TOTAL TRAFFIC CONDITIONS 

4.1 Site Traffic 

4.1.1 Trip Generation 
Site trip generation is estimated using the procedures recommended in the latest edition of the Trip Generation 

Manual (10th edition), published by ITE. Table 4.1 summarizes the site trip generation. The proposed development 

is estimated to generate approximately 670 weekday daily trips with 49 trips during the AM peak hour and 64 trips 

during the PM peak hour. 

 

Table 4.1 – Build-Out Site Trip Generation Summary 

 

4.1.2 Trip Capture 
Based on the proposed land use, the development is not expected to retain a significant amount of the trips within 

the site. No reduction for internal capture trips was assumed in the traffic analysis.  

4.1.3 Pass-by Trips 
Based on the proposed land use, the development is not expected to attract pass-by trips. No pass-by trips were 

assumed in the traffic analysis. 

4.1.4 Modal Split 
For traffic analysis purposes, all trips generated by the development were assumed to be made by personal and 

commercial vehicles.  

4.1.5 Trip Distribution and Assignment 
Site traffic was distributed and assigned to the external roadway system based on the current travel patterns, site 

layout, historical traffic counts at the study area intersections, and the general location of the site within the area. 

Figure 4.1 summarizes the expected site traffic distribution patterns. Figure 4.2 and Figure 4.3 summarize the 

build-out peak hour site traffic with the proposed accesses as shown in the preliminary site plan.  

4.2 Total Traffic 
The build-out site traffic is then added to the 2023 background traffic as determined above to obtain the 2023 total 

traffic. Figure 4.4 and Figure 4.5 summarize the estimated 2023 weekday AM and PM peak hour total traffic, 

respectively.  

  

Land Use

ITE 

Code Size Unit Period

Total 

Trips

Weekday Daily (vpd) 670 50% 335 50% 335

AM Peak Hour (vph) 49 25% 12 75% 37

PM Peak Hour (vph) 64 63% 40 37% 24

Entering Exiting

Single-Family 

Detached Housing
210 62 DU
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Figure 4.1 – Site Traffic Distribution Patterns 
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Figure 4.2 – 2023 Build-Out Year AM Peak Hour Site Traffic 
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Figure 4.3 – 2023 Build-Out Year PM Peak Hour Site Traffic 
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Figure 4.4 – 2023 Build-Out Year AM Peak Hour Total Traffic 
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Figure 4.5 – 2023 Build-Out Year PM Peak Hour Total Traffic 
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4.3 Intersection Operations 
To determine the 2023 total traffic operations, the study area intersections were analyzed with the existing 

intersection control and lane configuration or with the turn lane warranted under 2023 background traffic conditions. 

Copies of the analysis reports are included in the appendix. Table 4.2 summarizes the intersection capacity analysis 

results. All study area intersections are expected to meet minimum operational thresholds with or without the right-

turn lane warranted under 2023 background traffic conditions.  

 

Table 4.2 – Intersection Operations – 2023 Build-Out Year Total Traffic  

Intersection Control / Lane MOEs 
AM 

Peak Hour 

PM 

Peak Hour 

 

Southside Blvd 

and 

Lewis Ln 

 

Intersection LOS A A 

Intersection Delay [s/veh] 9 9 

Worst Movement MOEs A / 0.27 (EB) A / 0.23 (SB) 

 

Happy Valley Rd 

and 

Lewis Ln 

 

EB / WB LOS B / B B / B 

EB / WB Delay [s/veh] 11 / 10 12 / 12 

Worst Movement MOEs B / 0.19 (EB) B / 0.13 (EB) 

 

Robinson Rd 

and 

Lewis Ln 

 

EB / WB LOS B / A B / B 

EB / WB Delay [s/veh] 11 / 10 12 / 10 

Worst Movement MOEs B / 0.10 (EB) B / 0.07 (EB) 

 

EB / WB LOS B / A B / B 

EB / WB Delay [s/veh] 11 / 10 11 / 10 

Worst Movement MOEs B / 0.11 (EB) B / 0.07 (EB) 

 

Southside Blvd 

and 

Deer Flat Rd 

 

EB / WB LOS A / A B / B 

EB / WB Delay [s/veh] 10 / 10 10 / 10 

Worst Movement MOEs A / 0.12 (EB) B / 0.09 (EB) 

4.4 Intersection Mitigation 
All study intersections are expected to meet minimum operational thresholds with 2023 total traffic. No additional 

study area intersection is expected to meet NCHRP Report 457 turn-lane guidelines. As a result, no additional 

improvements are needed to mitigate 2023 total traffic operations. Table 4.3 summarizes the build-out site traffic 

percentage estimate at each study area intersection. 
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Table 4.3 – Build-Out Site Traffic Percentage of 2023 Total Traffic 

Intersection 

% Site Traffic 

of 2023 Total Traffic 

AM Peak PM Peak Average 

 

Southside Blvd 

and 

Lewis Ln 

1.6% 2.7% 2.2% 

 

Happy Valley Rd 

and 

Lewis Ln 

11.9% 14.2% 13.1% 

 

Robinson Rd 

and 

Lewis Ln 

3.2% 3.4% 3.3% 

 

Southside Blvd 

and 

Deer Flat Rd 

3.8% 3.4% 3.6% 

4.5 Site Access and Circulation 
Happy Valley Road along the site frontage is outside the City of Nampa’s limits and under NHD1’s jurisdiction. 

The roadway and driveway spacing requirements on these roadways segments are based on the 2017 Edition of the 

Highway Standards and Development Procedures Policy for the Association of Canyon County Highway Districts, 

§3061 Intersection and Approach Policy. According to the policy, no new private approaches or local roads are 

allowed on arterial roadways. Happy Valley Road according to NHD1 is classified as a major collector along the 

site frontage. Collector streets are allowed at 1,320 feet spacing on either a minor arterial or a collector. Local Road 

spacing on a major collector is allowed at 660 feet spacing. As stated in Section 2.1, Dye Lane is located at the mid-

mile location and is shown in the City of Nampa 2020 Functional Classification Map as a future collector roadway. 

 

Figure 4.6 shows the proposed site access locations. Farin Lane is proposed approximately 1,350 feet south of 

Lewis Lane and 250 feet north of a private driveway on the west side of Happy Valley Road. Dye Lane is proposed 

approximately 850 feet south of Farin Lane and 3,000 feet north of Deer Flat Road, and aligns with a private 

driveway serving one dwelling unit on Happy Valley Road. The proposed access locations generally meet NHD1 

intersection and approach spacing requirements on Happy Valley Road as a rural collector street.  

 

The proposed accesses are located in a generally straight segment of Happy Valley. Based on field review, the Farin 

Lane approach has adequate sight distance exceeding 555 feet along Happy Valley Road for a 50-mph posted speed 

limit. However, the hill south of the site restricts the intersection sight distance at Dye Lane to 535 feet, which is 

20 feet short the 555 feet minimum requirement for a 50-mph speed limit.  There are existing advisory “Hill Blocks 

View” signs with advisory speeds of 40 mph installed on Happy Valley Road located approximately 230 feet north 

and 2,200 feet south of the proposed Dye Lane location. Photos from field review are included in the appendix and 

depicted in Figure 4.7. Two options are proposed to alleviate the potential intersection sight distance issues at the 

Dye Lane access: 

• Option 1 – Shift Dye Lane at least 20 feet to the north to ensure an adequate intersection sight distance of 

555 feet  

• Option 2 – Install an additional “Hill Blocks View” with 40-mph advisory speed sign 800 feet south of Dye 

Lane. The location of Dye Lane as proposed would meet the 445 minimum sight distance guidelines for a 

40-mph roadway. 
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Figure 4.6 – Proposed Site Access, Circulation, and Estimated ADTs  
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Figure 4.7 – Sight Distance Summary and “Hill Blocks View” Sign Locations 
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Turn lane analysis was evaluated at the proposed site access intersections using guidelines from the NCHRP Report 

457. See the appendix for turn lane worksheets. None of the proposed site access intersections are expected to meet 

NCHRP Report 457 turn-lane guidelines with 2023 total traffic. Table 4.4 summarizes the intersection capacity 

analysis results for the proposed site access intersections. All proposed site access intersections are projected to 

operate at LOS A with 2023 peak hour total traffic.  

 

Table 4.4 – Site Access Intersection Operations – 2023 Build-Out Year Total Traffic 

Intersection 

Control / Lane 

Site Improvements MOEs 
AM 

Peak Hour 

PM 

Peak Hour 

 

Farin Ln 

and 

Happy Valley Rd 

 

WB LOS A A 

WB Delay [s/veh] 9 9 

Worst Movement MOEs A / 0.02 (WB) A / 0.02 (WB) 

 

Dye Ln 

and 

Happy Valley Rd 

 

WB LOS A A 

WB Delay [s/veh] 9 9 

Worst Movement MOEs A / 0.02 (WB) A / 0.01 (WB) 

 

4.6 School Routes 
There are no existing or proposed schools within one mile of the development.  The existing New Horizons Magnet 

Elementary School located in the northeast area of the Southside Boulevard and Lewis Lane intersection is 

approximately 1.5 miles from the site.  Children residing within the development and attending New Horizons 

Magnet Elementary School will likely be bussed or picked-up/dropped-off by parents.   

 

There are existing sidewalk segments on Southside Boulevard along the school frontage and the Southside 

Boulevard Methodist Church in the northeast corner of the Southside Boulevard and Lewis Lane intersection. 

However, there are no sidewalks along Lewis Lane or Happy Valley Road from the church to the site. 
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APPENDIX A: Scope of Work 
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APPENDIX B: Traffic Counts 
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APPENDIX C: 2021 Synchro Reports 
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APPENDIX D: COMPASS Forecasts   
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APPENDIX E: Offsite Traffic 
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APPENDIX F: 2023 Background Traffic Synchro Reports  
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APPENDIX G: 2023 Total Traffic Synchro Reports  
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APPENDIX H: Site Trip Generation Reports 
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APPENDIX I: Turn Lane Warrant Worksheets 
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APPENDIX J: Sight Distance Field Review 
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EXECUTIVE SUMMARY 

Thompson Engineers, Inc. has been retained to prepare a traffic impact study (TIS) for the proposed Happy Valley 

Place Subdivision located west of Midway Road between Lake Lowell Avenue and Iowa Avenue in Nampa, Idaho, 

as shown in Figure 1.1. The scope of this report was determined through coordination with the Nampa Highway 

District No. 4.  

 

The TIS evaluates the potential traffic impacts resulting from background traffic growth, offsite developments in 

the area, and the proposed development, and identifies improvements to mitigate the impacts. Table 1.1 summarizes 

the proposed mitigations. 

 

For this study, the background traffic includes only the expected traffic growth of 4.0% annual growth rate. 

 1.0 Proposed Development 
1.1 At full build-out, Happy Valley Place Subdivision is estimated to include 80 residential dwelling. The 

expected full build-out year is 2025 but may change depending on the market conditions. 

 

1.2 Based on the Institution of Transportation Engineers (ITE) Trip Generation Manual 10th Edition, Happy 

Valley Place Subdivision is estimated to generate approximately 756 trips per weekday, 59 trips during the 

AM peak hour, and 79 trips during the PM peak hour. 

 The development is not expected to retain a significant amount of internal capture trips within the site 

based on ITE methodologies. No trip reduction for internal capture trips was assumed in the analysis. 

 The development is not expected to generate pass-by trips based on ITE pass-by rates. No pass-by trips 

were assumed in the analysis. 

 All trips generated by the development were assumed to be made by personal or commercial vehicles.  

 The estimated site traffic distribution patterns are: 

• 70% north of the site 

• 10% west of the site 

• 10% east of the site 

• 10% south of the site 

 2.0 Proposed Access 
2.1 Happy Valley Place Subdivision is proposing two site accesses on Happy Valley Road: 

 North access on Happy Valley Road 

• The proposed access is located approximately 1,340 feet South of Lewis Lane 

• The proposed access is not expected to require turn lanes 

• The proposed access is expected to meet minimum operational thresholds as a stop-controlled 

intersection 

 South access on Happy Valley Road  

• The proposed access is located approximately 1,550 feet south of Lewis Lane 

• The proposed access is not expected to require turn lanes 

• The proposed access is expected to meet minimum operational thresholds as a stop-controlled 

intersection 

  



Traffic Impact Study  
Happy Valley Place Subdivision - Nampa, Idaho 

 

 

September 2018  

 

2 

Table 1.1 – Proposed Intersection Improvements Summary 

Intersection 

2018  

Existing  

Traffic 

2025 Build-Out Year 

Background 

Traffic 

Total  

Traffic 

 

Lewis Lane 

and 

Happy Valley Road 

None None None 

 

Deer Flat Road 

and 

Happy Valley Road 

None None None 

 

N Site Access 

and 

Happy Valley Road 

N/A N/A None 

 

S Site Access 

and 

Happy Valley Road 

N/A N/A None 

1 Intersection meets minimum operational thresholds without turn-lane. 

 
 3.0 Improvements Needed to Mitigate 2018 Existing Traffic 
3.1 All study area intersections meet minimum operational thresholds with 2018 existing traffic analyzed with 

the existing intersection control and lane configuration. None of the study area intersections satisfy 

guidelines for turn lanes based on NCHRP Report 457. As a result, no improvements are needed to mitigate 

2018 existing traffic. 

 4.0 Improvements Needed to Mitigate 2025 Background Traffic 
4.1 All study area intersections are expected to meet minimum operational thresholds with 2025 background 

traffic analyzed with the existing intersection control and lane configuration. None of the study area 

intersections are expected to satisfy guidelines for turn lanes based on NCHRP Report 457. As a result, no 

improvements are needed to mitigate 2025 background traffic. 

 5.0 Improvements Needed to Mitigate 2025 Build-Out Year Total Traffic 
5.1 All study area intersections are expected to meet minimum operational thresholds with 2025 total traffic 

analyzed with the existing intersection control and lane configuration. None of the study area intersections 

are expected to satisfy guidelines for turn lanes based on NCHRP Report 457. As a result, no improvements 

are needed to mitigate 2025 build-out total traffic.  

1 

2 

3 

4 
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 1.0 INTRODUCTION 
Thompson Engineers, Inc. has been retained to prepare a traffic impact study (TIS) for the proposed Happy Valley 

Place Subdivision development located on Happy Valley Road between Lewis Lane and Deer Flat Road in Nampa, 

Idaho. Figure 1.1 shows the site location and its vicinity. The TIS evaluates the potential traffic impacts resulting 

from background traffic growth, offsite developments in the area, and proposed development, and identifies 

improvements to mitigate the impacts.  

  

Figure 1.1 – Site Location and Vicinity 

 

1.1 Proposed Development 
Happy Valley Place Subdivision is a proposed residential development estimated to contain 80 residential dwelling 

units. The expected build-out year is 2025 but may change depending on the market conditions. Figure 1.2 shows 

the preliminary site development plan with the two proposed access locations. 

 

  

Happy Valley 

Place Subdivision 
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Figure 1.2 – Preliminary Site Plan 

 

1.2 Study Approach 
The study area intersections are located within the City of Nampa’s area of impacts. An initial meeting was not held 

for the project. However, the study area, specific parameters, and requirements for the study were coordinated with 

the Nampa Highway District No. 1. Summary of the email correspondence is included in the appendix. This study 

was prepared in accordance with the Policies of the Nampa Highway District. 

1.3 Study Area 
The following study area intersections were identified for collecting peak hour turning movement counts and traffic 

impact analysis:  

1. Lewis Lane and Happy Valley Road 

2. Deer Flat Road and Happy Valley Road 

3. All proposed site access points 

1.4 Study Period 
The analysis periods will be weekday AM and PM peak hours of operation of the transportation system. The analysis 

years are: 

 2018 existing traffic 

 2025 build-out year background traffic 

 2025 build-out year total traffic 

1.5 Analysis Methods and Performance Measure Thresholds 
Intersection capacity analysis was performed using Synchro 10 (10.2.0.45), which utilizes the 2010 Highway 

Capacity Manual (HCM) methodologies. All parameters used in the analysis were based on existing data when 

available or Synchro default values, when not available. The level of service for the intersection is based on the 

average delay of vehicles traveling through the intersection. For this study, the minimum acceptable level of service 

is LOS D for the worst movement. 
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 2.0 EXISTING CONDITIONS 

2.1 Roadway Network, Intersection Control and Lane Configuration 
Table 2.1 summarizes the study area roadway characteristics. The roadway functional classification is based on the 

COMPASS Functional Classification Map. A brief description of the study area intersection control and lane 

configuration is described below. 

 

Happy Valley Road and Lewis Lane intersection is a two-way stop-controlled intersection with stop signs on the 

Lewis Lane approaches. The Lewis Lane approaches are offset from each other approximately 130 feet. All 

approaches have one shared lane for all movements. 

 

Happy Valley Road and Deer Flat Road intersection is a two stop-controlled intersection with a stop sign on the 

Deer Flat Road approaches. All approaches have one shared lane for all movements. 

 

Table 2.1 – Existing Roadway Characteristics 

Roadway 

Functional 

Classification 

Number  

of Lanes 

Posted Speed 

Limit (mph) Pedestrian Facilities 

Happy Valley Road Collector 2 50 • None 

Lewis Lane Minor Arterial 2 50 • None 

Deer Flat Road Collector 2 50 • None 

2.2 Existing Traffic Volumes 
Weekday AM and PM peak hour traffic counts were obtained at the study intersections on August 23, 2018. The 

peak hour intersection turning movement counts were collected on a weekday for a 2-hour period at 15-minute 

intervals between 7:00 and 9:00 during the AM peak travel period hour and between 4:00 and 6:00 during the PM 

peak travel period. Existing turning movement counts are included in the appendix. Figure 2.2 and Figure 2.3 

summarize the existing peak hour traffic volumes.  

2.3 School Routes 
There are no existing or proposed schools located within one mile of the project.  

2.4 Intersection Crash Data 
The most current five-year crash data (2012-2016) was obtained from the Local Highway Technical Assistance 

Council (LHTAC) website (http://gis.lhtac.org/safety/). Table 2.2 summarizes the crash data statistics for the study 

area intersections. Both study area intersections have crash rates below the base crash rates. 

 

  

http://gis.lhtac.org/safety/
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Table 2.2 – Intersection Crash Data (2012-2016) 

Intersection  

Total 

Crashes 

Crash Severity Base1  

Crash Rate 

(ACC/MV) 

Existing 

Crash Rate 

(ACC/MV) PDOs Injury Fatal 

 

Lewis Lane 

and 

Happy Valley Road 

0 0 0 0 
Existing crash rate expected 

to be lower than base rate. 

 

Deer Flat Road 

 and 

Happy Valley Road 

5 4 0 1 
1.66 

(Type=47) 
1.12 

1Based on similar roadway type, width, and volume. 

 

 

Figure 2.1 – 2018 Existing Peak Hour Traffic  
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2.5 Intersection Level of Service 
To determine the existing traffic impacts, the study area intersections were analyzed with the existing intersection 

control and lane configuration and 2018 existing peak hour traffic. Copies of the analysis reports are included in 

the appendix. Table 2.3 summarizes the intersection capacity analysis results. All study area intersections meet 

minimum operational thresholds.  

 

Table 2.3 – Intersection Level of Service – 2018 Existing Traffic 

Intersection Control MOEs 

AM Peak 

Hour 

PM Peak 

Hour 

 

Lewis Lane 

and 

Happy Valley Road 

Two-Way Stop 

(Lewis Lane) 

LOS  

(EB / WB) 
B / A B / B 

Delay [s/v]  

(EB / WB) 
11 / 10 11 / 10 

Worst Lane 

Group LOS 
B (EB) B (EB) 

 

Deer Flat Road 

and 

Happy Valley Road 

Stop 

(Deer Flat Road) 

LOS  

(EB / WB) 
A / A B / B 

Delay [s/v]  

(EB / WB) 
10 / 10 10 / 10 

Worst Lane 

Group LOS 
A (EB) B (EB) 

2.6 Mitigation 
All study intersections are expected to meet minimum operational thresholds with the existing intersection control 

and lane configuration. In addition, none of the intersection satisfy guidelines for turn lanes based on NCHRP 

Report 457. No improvements are proposed to mitigate 2018 existing traffic. 

 

 3.0 2025 BACKGROUND TRAFFIC CONDITIONS 

3.1 Roadway Network 
The study area roadways and intersections are expected to remain the same as the existing conditions. At the time 

of this study, there were no improvements planned for the study area roadways or intersections, funded or unfunded.  

3.2 Background Traffic 
Future background traffic was estimated by extrapolating the 2018 existing traffic counts by a 4.0% annual growth 

rate. There are no other developments in the approval or construction phase in the vicinity of this project at this 

time, the so expanded traffic is the background traffic. 

 

Figure 3.1 summarizes the 2025 build-out year peak hour background traffic. 

 

  

1 

2 
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Figure 3.1 – 2025 Build-Out Year Peak Hour Background Traffic 
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3.3 Intersection Level of Service 
To determine the 2025 background traffic impacts, the study area intersections were analyzed with the existing 

intersection control and lane configuration and with 2025 background traffic. Copies of the analysis reports are 

included in the appendix. Table 3.1 summarizes the intersection capacity analysis results. All study area 

intersections are expected to continue to meet minimum operational thresholds. 

 

Table 3.1 – Intersection Level of Service – 2025 Build-Out Year Background Traffic 

Intersection Control MOEs 

AM Peak 

Hour 

PM Peak 

Hour 

 

Lewis Lane 

and 

Happy Valley Road 

Two-Way Stop 

(Lewis Lane) 

LOS  

(EB / WB) 
B / B B / B 

Delay [s/v]  

(EB / WB) 
12 / 10 12 / 11 

Worst Lane 

Group LOS 
B (EB) B (EB) 

 

Deer Flat Road 

and 

Happy Valley Road 

Two-Way Stop 

(Deer Flat Road) 

LOS  

(EB / WB) 
B / B B / B 

Delay [s/v]  

(EB / WB) 
10 / 10 11 / 11 

Worst Lane 

Group LOS 
B (EB) B (EB) 

3.4 Mitigation 
All study intersections are expected to meet minimum operational thresholds with the existing intersection control 

and lane configuration. In addition, none of the intersection satisfy guidelines for turn lanes based on NCHRP 

Report 457. No improvements are proposed to mitigate 2025 background traffic.  

 4.0 2025 TOTAL TRAFFIC CONDITIONS 

4.1 Roadway Network Improvements 
The 2025 roadway network within the study area is expected to remain the same as existing, with the exception of 

the proposed improvements along the site frontages, and internal roadways within the Happy Valley Place 

Subdivision. The development is planning to construct two approaches on Happy Valley Road for site access.  

4.2 Site Traffic 

4.2.1 Trip Generation 
Site trip generation is estimated using the procedures recommended in the latest edition of the Trip Generation 

Manual (10th edition), published by ITE. The site trip generation is obtained by applying the trip generation rates 

obtained from the manual for the proposed land uses within the 2025 development. Table 4.1 summarizes the site 

trip generation. The proposed 2025 development is estimated to generate approximately 756 weekday daily trips 

with 59 trips during the AM peak hour and 79 trips during the PM peak hour. 

Table 4.1 – 2025 Site Trip Generation Summary 

 

Land Use

ITE 

Code Size Unit Period

Trip Rate 

Per Unit

Total 

Trips

Weekday Daily (vpd) 9.44 756 50% 378 50% 378

AM Peak Hour (vph) 0.74 59 25% 15 75% 44

PM Peak Hour (vph) 0.99 79 63% 50 37% 29

Entering Exiting

Single-Family 

Detached Housing
210 80 DU

1 

2 
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4.2.2 Trip Capture 
Based on the proposed land uses, the development is not expected to retain a significant amount of the trips within 

the site. No reduction for internal capture trips was assumed in the traffic analysis.  

4.2.3 Pass-by Trips 
Based on the proposed land uses, the development is not expected to attract pass-by trips. No pass-by trips were 

assumed in the traffic analysis. 

4.2.4 Modal Split 
For the traffic analysis purposes, all trips generated by the development were assumed to be made by personal and 

commercial vehicles.  

4.2.5 Trip Distribution and Assignment 
Site traffic was distributed and assigned to the external roadway system based on the current travel patterns, site 

layout, historical traffic counts at the study area intersections, and the general location of the site within the area. 

Figure 4.1 summarizes the expected site traffic distribution patterns. Approximately 56% of the site traffic is 

expected to use the north access and 34% will use the south access. Figure 4.2 summarizes the estimated 2025 peak 

hour site traffic with the proposed accesses as shown in the concept site plan.  

4.3 Total Traffic 
The 2025 site traffic is then added to the 2025 background traffic as determined above to obtain the 2025 total 

traffic. Figure 4.3 summarizes the estimated 2025 weekday peak hour total traffic at each intersection. Table 4.2 

summarizes the build-out site traffic percentage estimate at each study area intersections. 

 

Table 4.2 – Build-Out Site Traffic Percentage of 2025 Total Traffic 

Intersection 

% Site Traffic  

of 2025 Total Traffic 

AM Peak PM Peak Average 

 

Lewis Lane 

and 

Happy Valley Road 

11% 15% 13% 

 

Deer Flat Road 

and 

Happy Valley Road 

28% 27% 28% 

 

N Site Access 

and 

Happy Valley Road 

21% 19% 20% 

 

S Site Access 

and 

Happy Valley Road 

3.4% 3.3% 3.4% 

 

1 

2 

3 

4 
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Figure 4.1 – Site Traffic Distribution Patterns 
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Figure 4.2 – Build-Out Peak Hour Site Traffic 

 
 

  

1 

2 

3 

4 

0 10 0 0 35 0

0 0 0 0

0 0 0 0

2 1 5 3

4 31 2 AM 3 20 2 PM

0 5 2 0 3 1

0 1 0 2

0 0 0 0

0 0 0 0

0 1 0 AM 0 5 0 PM

7 6 22 21

18 12

3 2

19 0 AM 13 3 PM

3 7 2 22

19 13

4 2

0 2 AM 3 4 PM

      N Site Access & Happy Valley Rd

      S Site Access & Happy Valley Rd       S Site Access & Happy Valley Rd

      N Site Access & Happy Valley Rd

Lewis Lane & Happy Valley Road   Deer Flat Rd & Happy Valley Rd    

    Lewis Ln & Happy Valley Rd    Lewis Ln & Happy Valley Rd

2

1

2

1

3

4

3

4



Traffic Impact Study  
Happy Valley Place Subdivision - Nampa, Idaho 

 

 

September 2018  

 

13 

Figure 4.3 – 2025 Build-Out Year Peak Hour Total Traffic  
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4.4 Intersection Level of Service 
To determine the 2025 total traffic impacts, the study area intersections were analyzed with the existing intersection 

control and lane configuration and 2025 total traffic. Copies of the analysis reports are included in the appendix. 

Table 4.3 summarizes the intersection capacity analysis results. All study area intersection is expected to continue 

to meet minimum operational thresholds.  

 

Table 4.3 – Intersection Level of Service – 2025 Build-Out Year Total Traffic 

Intersection Control MOEs 

AM Peak 

Hour 

PM Peak 

Hour 

 

Lewis Lane 

and 

Happy Valley Road 

Two-Way Stop 

(Lewis Lane) 

LOS  

(EB / WB) 
B / B B / B 

Delay [s/v]  

(EB / WB) 
13 / 11 13 / 12 

Worst Lane 

Group LOS 
B (EB) B (EB) 

 

Deer Flat Road 

and 

Happy Valley Road 

Two-Way Stop 

(Deer Flat Road) 

LOS  

(EB / WB) 
B / B B / B 

Delay [s/v]  

(EB / WB) 
11 / 10 11 / 11 

Worst Lane 

Group LOS 
B (NB) B (NB) 

4.5 Mitigation 
All study intersections are expected to meet minimum operational thresholds with the existing intersection control 

and lane configuration. In addition, none of the intersection satisfy guidelines for turn lanes based on NCHRP 

Report 457. No improvements are proposed to mitigate 2025 build-out total traffic.  

4.6 Site Access and Circulation 
According to Nampa Highway District Highway Standards and Development Procedures, the minimum driveway 

spacing is dependent on if the collector roadway is a major or minor collector. The 2020 Canyon County 

Comprehensive Plan Roadway Map does not identify if these are minor or major collector roadways, so a major 

collector roadway assumed based on the 50 mph posted speed limit. Therefore, a spacing of 660 feet is required for 

rural roadways and 350 feet for urban roadways. As a rural section at the time of this report, the spacing 

requirements are not satisfactory to Nampa Highway District Standards. The western frontage abuts Happy Valley 

Road for 1,300 feet and can be redesigned if necessary. However, multiple subdivisions are also proposed within 

one mile of the site, which will most likely cause the area to become classified as urban.  

 

Turn lane analysis was evaluated at the proposed site access intersections using guidelines from the NCHRP Report 

457. See the appendix for turn lane worksheets. Neither of the proposed site access intersections are expected to 

meet guidelines for turn lanes with 2025 total traffic.  

 

The proposed driveways are located in a generally flat and straight segment of Happy Valley Road. Sight distance 

at the proposed driveway intersections is expected to be adequate for the posted speed limit of 50 mph. Building 

setback and landscaping should be located and designed to ensure adequate intersection sight distance of 555 feet 

for a 50 MPH roadway.  

 

As summarized in Figure 4.6, all internal roadways are expected to carry less than 1,000 vpd. 

 

1 

2 
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Figure 4.4 – Proposed Site Access Locations and Expected ADTs 

 

Table 4.5 summarizes the proposed site access intersections operations. All proposed site access intersections are 

expected to operate at LOS B or better with a with 2025 total traffic.  

 

Table 4.4 – Site Access Intersection Level of Service – 2025 Build-Out Year Total Traffic 

Intersection Control MOEs 

AM Peak 

Hour 

PM Peak 

Hour 

 

North Access 

and 

Happy Valley Road 

Stop 

(North Access) 

LOS  

(WB) 
A A 

Delay [s/v]  

(WB) 
9 9 

Worst Lane 

Group LOS 
A (WB) A (WB) 

 

South Access 

and 

Happy Valley Road 

Stop 

(South Access) 

LOS  

(WB) 
A A 

Delay [s/v]  

(WB) 
9 9 

Worst Lane 

Group LOS 
A (WB) A (WB) 
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EXHIBIT B 

Supplemental Documents 

Planning & Zoning Commission  

Case# OR2021-0006 & RZ2021-0011(CR) 

Hearing date: September 19, 2024 

 









































 

 

 

 

 

 

 

 

 

 

EXHIBIT C 

Site Visit Photos: Month day, year 

Planning & Zoning Commission  

Case# OR2021-0006 & RZ2021-0011(CR) 

Hearing date: September 19, 2024 

 



 

 

 

 

 

 

 

 

 

 

EXHIBIT D 

Agency Comments Received by: August 16,2024 

Planning & Zoning Commission  

Case# OR2021-0006 & RZ2021-0011(CR) 

Hearing date: September 19, 2024 

 







































































 

 

 

 

 

 

 

 

 

 

EXHIBIT E 

Public Comments Received by: Month day, year 

Planning & Zoning Commission  

Case# OR2021-0006 & RZ2021-0011(CR) 

Hearing date: September 19, 2024 

 



 

 

 

 

 

 

 

 

 

 

EXHIBIT F 

DRAFT – Findings of Faction, Conclusions of Law & Order (FCOs) 

Planning & Zoning Commission  

Case# OR2021-0006 & RZ2021-0011(CR) 

Hearing date: September 19, 2024 
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