
 
BOARD OF COUNTY COMMISSIONERS 

STAFF REPORT ADDENDUM 
CR2022-0005 Tanner Verhoeks, Haven Idaho 

 
 

EXECUTIVE SUMMARY: 

 
On November 2, 2023, the Planning and Zoning Commission held a Public Hearing to consider this application.  The 
Commission recommended denial of CR2022-0005. On February 8, 2024, the BOCC requested specific additional 
information from the applicant.  On February 20, 2024, staff met with the applicant and representatives to go over what 
BOCC had requested.  On May 31, 2024, staff received a packet of information from the applicant.  Staff reviewed the 
packet of information to verify if all of the requested items were submitted.  An email was sent to the applicant on July 
15, 2024 verifying that they had submitted all that they wanted to submit. The original Staff Report packet for February 
8, 2024 can be found at https://www.canyoncounty.id.gov/land-hearings/ under BOCC Hearings, September 17, 2024. 
 
The Board requested the following items be provided at a continued public hearing: 

a. The applicant to provide information addressing the viability of 29 septic systems on this property, and how far 
they will migrate to any of the other surface wells that are immediately adjacent.  They also had concerns about 
the basalt, lava, and other rock close to the surface. 

b. Response times of fire, police and ambulance. 
c. The viability of this applicant’s responsibility for schools. 

The Board of County Commissioners also requested draft conditions for a Development Agreement in order to proceed 
in the continued public hearing if they move towards an approval.  Full noticing to agencies, the newspaper and 
neighbors will be completed once the hearing is scheduled. 
 
The applicant, Tanner Verhoeks of Haven Idaho, is requesting a Conditional Rezone of parcels R28963, R2891010, 
R2891011, and R28961, approximately 43.95 acres, from “A” (Agricultural) to CR-R-1 (Conditional Rezone – R-1 
Residential) zone. The request includes a development agreement to limit residential development to 29 lots with a public 
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water system in substantial conformance with the concept plan. The subject property is located at 9814 Robinson Rd., 
Nampa; also referenced as a portion of the NW¼ of Section 17, T2N, R1W, Canyon County, Idaho. 
 

Parcel R28961, originally approximately 30 acres, was divided in 1991 by deed (PI2020-0039). Parcel R28963 was 
created by land division in 1999 (LS2002-475). If approved, platting per CCZO §07-17-09 is required. A preliminary plat 
for Haven Creek Subdivision was submitted concurrently with the conditional rezone application (SD2022-0013).  

The Plat has been placed on hold until Conditional Rezone conditions are decided.   

Notice of this hearing for the additional information was sent to property owners within 600’ of the involved parcels on 
August 13, 2024. Notice to agencies was provided on August 13, 2024. Notice was published in the newspaper on August 
16, 2024. Signs were placed on the property on August 15, 2024. 

DECISION OPTIONS for Conditional Rezone: 

- The Board of County Commissioners may approve the conditional rezone and direct staff to return with 
findings that support the decision along with a Development Agreement and Ordinance; or 

- The Board of County Commissioners may deny the conditional rezone; or 
- The Board of County Commissioners may continue the discussion and request additional information on 

specific items. 
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Canyon County, 111 North 11th Ave. Suite 310, Caldwell, ID  83605 

(208) 454 7458    zoninginfo@canyoncounty.id.gov   www.canyoncounty.id.gov  

Memo 
To: For file CR2022-0005 

From: Michelle Barron 

Date: July 19, 2024 

Re: CR2022-0005 Verhoeks - BOCC requested information update  

 

At the BOCC hearing held on February 8, 2024, the Board requested the following items: 

a. The applicant provide information addressing the viability of 29 septic systems on this 
property, and how far they will migrate to any of the other surface wells that are 
immediately adjacent.  They also had concerns about the basalt, lava, and other rock 
close to the surface. 

b. Response times of fire, police and ambulance. 
c. The viability of this applicant’s responsibility for schools. 

Staff was also directed to bring back draft conditions of approval that, if the conditional rezone is 
approved, would be added to a Development Agreement. 

The applicant submitted a packet of information to Development Services on May 31, 2024.  
After thorough review by DSD staff and a deadline for additional information, the applicant has 
stated they are ready to take the attached information back to the Board. 

Full noticing to agencies, the newspaper and neighbors will be completed once the hearing is 
scheduled. 

Attached are minutes from BOCC February 8, 2024 hearing, email correspondence 
between applicant and planner, and applicant submission with additional information 
requested from Board along with proposed conditions of approval from the applicant. 

mailto:zoninginfo@canyoncounty.id.gov
http://www.canyoncounty.id.gov/
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ATTACHMENT A 
DEVELOPMENT AGREEMENT CONDITIONS 

 
1. The development shall comply with all applicable federal, state, and county laws, ordinances, 

rules and regulations that pertain to the property. 
 

2. The subject parcel shall be in subjection to the Canyon County Zoning Ordinance Chapter 7, 
Article 17 for platting with a maximum of 26 buildable lots with the average lot size of 1.69 
acres. The following restrictions apply: 

 

a. No secondary dwelling (CCZO §07-10-27 & 07-14-25) are allowed on the subdivision lots 
without an expanded nutrient pathogen study and approval by Southwest District Health and 
IDEQ that their standards can be met. 
 

3. A Public Water System is required to service the 29 residential lots in lieu of individual wells. 
 

4. Historic irrigation lateral, drain and ditch flow patterns shall be maintained and protected.  
Modification or improvements shall be approved in writing by the local Irrigation District.  
 

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

From: Tanner Verhoeks <tanner@havenidaho.com>

Sent: Monday, July 15, 2024 2:15 PM

To: Michelle Barron

Cc: Samantha Hammond; Isaac Josifek; Justin Ruthenbeck; Hethe Clark

Subject: Re: FW: [External] Re: Haven Creek - BoCC Follow-up Submittal

Follow Up Flag: Follow up

Flag Status: Flagged

Hey Michelle, thanks for the memo! 

Please go ahead and get a hearing date scheduled. 

As to item a. (septic), we believe that the bulk of information requested by the Board of County Commissioners is 
already contained in the record, but we wanted to summarize it in one location to ensure the Commissioners’ questions 
have been answered. For example, Commissioner Holton’s question regarding soil depth is addressed on pages 4-5 of 
the resubmittal package.  There is not an issue with soil depths above rock based upon the careful evaluation that has 
already been completed, which goes above and beyond the preliminary reports that are required at this stage of the 
application. 

Additionally, there is specific information that is new that covers the research, analysis, and discussion of septic viability 
in sections 'Contingencies' (page 6) and 'Ongoing Operation and Enforcement' (page 6) that needs to be reviewed by the 
commissioners. Specifically, the inclusion of septics in the WUA is new. This WUA is further explained on page 17. The 
development agreement has also been updated appropriately to further enforce that septics must be designed and 
approved by DEQ and SWDH (page 15). Lastly, Secondary Dwellings which factored into the discussion on septics, have 
been removed (page 14). All of this combined speaks to the evidence that 29 new septics on this project site are viable 
and will be monitored and approved through multiple checkpoints. 

So as you can see, the document is full of new information that all intertwines in one way or another, we did our best to 
lay it out in a straightforward and concise manner. We trust that the resubmittal package will be reviewed in its entirety.

Thank you, have a great day! 

Tanner Verhoeks, PE
Land Development :: Principal

208-391-3838
Tanner@HavenIdaho.com
www.havenidaho.com

On Mon, Jul 15, 2024 at 9:46 AM Michelle Barron <Michelle.Barron@canyoncounty.id.gov> wrote: 

Good Morning Tanner,

Please see the attached Memo in regards to scheduling the BOCC meeting.  Just making sure we are all set.
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Have a nice day,

Michelle Barron

Principal Planner

Canyon County Development Services Department

111 N. 11th Ave., #310, Caldwell, ID  83605

Direct Line:  208-455-6033       

DSD Office Phone:  208-454-7458

Email:  Michelle.Barron@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

From: Tanner Verhoeks <tanner@havenidaho.com>  
Sent: Tuesday, July 9, 2024 8:15 AM 
To: Michelle Barron <Michelle.Barron@canyoncounty.id.gov> 
Cc: Samantha Hammond <SHammond@ardurra.com>; Isaac Josifek <ijosifek@ardurra.com>; Justin Ruthenbeck 
<Justin@havenidaho.com> 
Subject: Re: FW: [External] Re: Haven Creek - BoCC Follow-up Submittal 

Good Morning Michelle, Happy Tuesday! Hope you had a good 4th of July. 

Thanks for the response! Understand the workload and the pressure the county is feeling. 

I just simply came in to get some clarity in person if possible, sorry you weren’t available when I stopped by. I was 
under the impression we can schedule for a date and then the applicant and staff both have up until 10 days before the 
hearing to put all of their staff reports, submittal materials, and presentations together per the new ordinance. In the 
event something is deemed missing before that deadline, couldn’t we simply use the time until the deadline to provide 
that or worst case continue/push to a later date certain? 

I’m just concerned we are looking at September at this point and with us having a case number from early 2022 I’m 
sure you can understand we are getting squeezed from our investors on this saga that this entitlement period has 
been. I can assure you, we have been practicing patience. 

I originally heard at our Feb 20th meeting that we as a group were simply concerned about the KSD material as being 
the long lead item. The rest of the requests were straight forward and could be turned in before the applicant submittal 
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deadline for the hearing. With the KSD piece solved and turned in, we were ready to schedule in late April, but we were 
then told we needed to have everything put together before we could be scheduled. We then worked to finalize 
everything and turned it in at the end of May as you noted. 

Appreciate you taking time to help us all refresh on the case. I’m sure you’ll find that everything requested is provided. 
Looking forward to seeing our date. Thank you for your hard work and anything you can do to move us forward in the 
queue. 

Best, 

Tanner Verhoeks, PE
Land Development :: Principal

208-391-3838
Tanner@HavenIdaho.com
www.havenidaho.com

On Mon, Jul 1, 2024 at 12:43 PM Michelle Barron <Michelle.Barron@canyoncounty.id.gov> wrote: 

Tanner,

I see that you stopped by.  It was mentioned that you had a question about a 10-day timeframe.  I am not 
sure what you are referring to. 

As stated in my June 11th email:  “We do not have a date yet.  I need to have time to organize the new 
information and get it prepared for going to the BOCC.  I have several cases ahead of this one and the 
scheduling is tight with BOCC right now with the Budget Hearings coming up.  I have you in the que to 
schedule, I just don’t have a date yet.”

According to my records, On February 8, 2024, the BOCC requested specific additional information from the 
applicant.  On February 20, 2024, I met with the applicant and representatives to go over what BOCC had 
requested.  On May 31, 2024, I received a packet of information from the applicant.  I then sent a response 
email on June 11th.  At that time, I was working on cases that I was going to present at a public hearing on 
June 20th.  I went on vacation for a week and then was out for a few days for medical leave.  So, although 
you have provided requested information, I have not had the opportunity to review the submitted 
information to assure it is what the Board asked for.  As I have waited for this information for over three 
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months, I appreciate your patience in allowing me the time to review my old notes to verify all of the 
information has been submitted.  I don’t believe that the Board will continue the hearing any further if there 
is missing information that they specifically requested.  I need time to review the information and refresh 
my memory on this case.

As previously stated, I have you in my que to get this scheduled.  I will let you know as soon as I have a date 
for the Board hearing.

Thank you,

Michelle Barron

Principal Planner

Canyon County Development Services Department

111 N. 11th Ave., #310, Caldwell, ID  83605

Direct Line:  208-455-6033       

DSD Office Phone:  208-454-7458

Email:  Michelle.Barron@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

From: Samantha Hammond <SHammond@ardurra.com>  
Sent: Wednesday, June 19, 2024 11:06 AM 
To: Michelle Barron <Michelle.Barron@canyoncounty.id.gov>; 'Tanner Verhoeks' <tanner@havenidaho.com> 
Cc: Isaac Josifek <IJosifek@ardurra.com>; Justin Ruthenbeck <Justin@havenidaho.com> 
Subject: RE: [External] Re: Haven Creek - BoCC Follow-up Submittal 

Hi Michelle, 

Checking in on this, please let me know if you need anything else from us or if we can assist in any way to get a 
hearing date.
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Thank you, 

Samantha Hammond

Land Use Planner

O: (208) 323-2288 | M: (208) 661-6764 

2471 S. Titanium Place, Meridian, Idaho, 83642

SHammond@ardurra.com  | www.ardurra.com

From: Samantha Hammond  
Sent: Tuesday, June 11, 2024 11:56 AM 
To: Michelle Barron <Michelle.Barron@canyoncounty.id.gov>; 'Tanner Verhoeks' <tanner@havenidaho.com> 
Cc: Isaac Josifek <IJosifek@ardurra.com>; Justin Ruthenbeck <Justin@havenidaho.com> 
Subject: RE: [External] Re: Haven Creek - BoCC Follow-up Submittal 

Michelle- 

I'm a bit confused about the process. I thought the staff report was not due until at least 10 days before the 
hearing, and that comments/additional exhibits could be submitted up to 20 days before. What needs to be 
prepared to get this scheduled?

Thank you, 

Samantha Hammond

Land Use Planner

O: (208) 323-2288 | M: (208) 661-6764 

2471 S. Titanium Place, Meridian, Idaho, 83642

SHammond@ardurra.com  | www.ardurra.com

From: Michelle Barron <Michelle.Barron@canyoncounty.id.gov>  
Sent: Tuesday, June 11, 2024 9:33 AM 
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To: 'Tanner Verhoeks' <tanner@havenidaho.com> 
Cc: Isaac Josifek <IJosifek@ardurra.com>; Justin Ruthenbeck <Justin@havenidaho.com>; Samantha Hammond 
<SHammond@ardurra.com> 
Subject: RE: [External] Re: Haven Creek - BoCC Follow-up Submittal 

Tanne r, We do not have a date yet. I need to have time to orga nize the new information and get it prepa red for going to the B OCC. I have severa l case s ahea d of this one and the sche dul ing is tig ht wit h BOCC rig ht now with the B udget Hearings com ing up. I have y ou in t he que to sc

Tanner,

We do not have a date yet.  I need to have time to organize the new information and get it prepared for 
going to the BOCC.  I have several cases ahead of this one and the scheduling is tight with BOCC right now 
with the Budget Hearings coming up.  I have you in the que to schedule, I just don’t have a date yet.

Thanks,

Michelle Barron

Principal Planner

Canyon County Development Services Department

111 N. 11th Ave., #310, Caldwell, ID  83605

Direct Line:  208-455-6033       

DSD Office Phone:  208-454-7458

Email:  Michelle.Barron@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov

From: Tanner Verhoeks <tanner@havenidaho.com>  
Sent: Monday, June 10, 2024 3:59 PM 
To: Michelle Barron <Michelle.Barron@canyoncounty.id.gov> 
Cc: Isaac Josifek <ijosifek@ardurra.com>; Justin Ruthenbeck <Justin@havenidaho.com>; Samantha Hammond 
<SHammond@ardurra.com> 
Subject: Re: [External] Re: Haven Creek - BoCC Follow-up Submittal 
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Hey Michelle, do we have a date yet? 

Tanner Verhoeks, PE 
Haven Idaho :: Principal 
208.391.3838 

On Tue, Jun 4, 2024 at 11:17 AM Tanner Verhoeks <tanner@havenidaho.com> wrote: 

Yes, that is everything including the letter that Robbie should have sent over from KSD. We also refer to the letter in 
our document. 

On Tue, Jun 4, 2024 at 9:20 AM Michelle Barron <Michelle.Barron@canyoncounty.id.gov> wrote: 

I did receive this information.  Is this everything along with the letter from Kuna School District?

Thanks,

Michelle Barron

Principal Planner

Canyon County Development Services Department

111 N. 11th Ave., #310, Caldwell, ID  83605

Direct Line:  208-455-6033       

DSD Office Phone:  208-454-7458

Email:  Michelle.Barron@canyoncounty.id.gov

Website:  www.canyoncounty.id.gov
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From: Tanner Verhoeks <tanner@havenidaho.com>  
Sent: Monday, June 3, 2024 1:59 PM 
To: Michelle Barron <Michelle.Barron@canyoncounty.id.gov> 
Cc: Isaac Josifek <ijosifek@ardurra.com>; Justin Ruthenbeck <Justin@havenidaho.com>; Samantha Hammond 
<SHammond@ardurra.com> 
Subject: [External] Re: Haven Creek - BoCC Follow-up Submittal 

Hey Michelle, just left you a VM. Wanted to confirm my last email made it through. 

Thanks! 

Tanner 

On Fri, May 31, 2024 at 2:56 PM Tanner Verhoeks <tanner@havenidaho.com> wrote: 

Hey Michelle, 

Please see the link below for the document on all of the additional information requested at the last BoCC hearing.

Haven Creek BoCC Resubmittal Package

Please let me know if you have any questions. 

Thank you! 

Tanner Verhoeks, PE
Land Development :: Principal

208-391-3838
Tanner@HavenIdaho.com
www.havenidaho.com
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Memo 
To: Tanner Verhoeks and team 

From: Michelle Barron 

Date: July 15, 2024 

Re: CR2022-0005 Verhoeks - BOCC requested information update  

In advance of scheduling the continued public hearing for the subject application, I am reaching 
out to you to ensure that the additional information provided is finalized. The information should 
address the discussion points identified from the previous public hearing. At the BOCC hearing 
held on February 8, 2024, the Board of County Commissioners requested the following items: 

a. The applicant provide information addressing the viability of 29 septic systems on this 
property, and how far they will migrate to any of the other surface wells that are 
immediately adjacent.  They also had concerns about the basalt, lava, and other rock 
close to the surface. 

o After reviewing the information submitted to date for item “a” listed above, it 
appears that the materials submitted are a summary of information from previous 
reports for the septic, but no new information has been in the document received 
via email on May 31, 2024. 

b. Response times of fire, police and ambulance. 
o After reviewing the information provided in your May 31, 2024 packet, response 

times have been provided for Kuna Fire and Canyon County Paramedics. No 
response has been received from the County Sheriff’s Department.  

c. The viability of this applicant’s responsibility for schools. 
o A letter has been submitted (dated May 30, 2024) by the school’s representative 

restating their support for the project and the arrangement that they have with the 
developer. The letter indicates that the High School is at capacity, and there is 
some capacity for the elementary and middle schools. The school representative 
information provided indicates that the subdivision is expected to produce 14 new 
students in the 29-lot subdivision.  

We also received your analysis of the criteria for a rezone and a proposed development 
agreement condition list (dated May 31, 2024).  

mailto:zoninginfo@canyoncounty.id.gov
http://www.canyoncounty.id.gov/
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This letter is to ensure that that the information you have provided is everything that you wanted 
to provide to address the requested additional information. Please advise if there is additional 
information that you would like to submit. Any additional information to address these items 
must be submitted by July 22nd at close of business.  

Please advise if additional time is needed, otherwise Development Services will proceed with 
noticing and scheduling after the deadline indicated above.  

 

 

 

 

 



May 31, 2024

Canyon County Development Services
111 N 11th Ave.
Caldwell, ID 83605

Re: Haven Creek Subdivision CR2022-0005 | BOCC Requested Information

Canyon County Development Services Department and Board of County Commissioners:

This document package includes additional information as requested in the carried motion by
Commissioners at the public hearing on February 8, 2024. Per the published Meeting Minutes
(page 11), this specifically includes:

1. SEPTIC - “Engineering details on the viability of septics with the concern of basalt … and
other rock that is just under the surface.”

2. EMERGENCY SERVICES - “Solicit information from fire, police, and ambulance on the
viability of the response times to this location.”

3. SCHOOL - “The viability of the applicant’s impact on the school district.”

4. DENSITY - “Secondary houses to be completely off the table.”

5. DA - “Further discussion about the development agreement.”

Being the Applicant’s burden of Proof - This document also provides the:

6. UPDATED RESPONSES - Applicant’s updated response to standards of evaluation

We are willing to discuss other topics if requested, but have limited our responses to the above
topics, per direction by Deputy PA Wesley within the Meeting Minutes1. We are excited to move
this project forward and to do what’s best for the project and community.

Sincerely,

Tanner Verhoeks, PE
Principal, Haven Idaho
Tanner@HavenIdaho.com
208-391-3838

Hethe Clark
Partner, Clark Wardle, LLP
hclark@clarkwardle.com
208-386-3327

1 https://agenda.canyoncounty.id.gov/Agenda?date=2024-02-08

1

https://agenda.canyoncounty.id.gov/Agenda?date=2024-02-08
https://agenda.canyoncounty.id.gov/Agenda?date=2024-02-08
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Septic

Request from the Board

“Engineering details on the viability of septics with the concern of basalt … and other rock that is
just under the surface.”

Executive Summary
1. 18 test pits have been dug, with basalt rock encountered an average of 8.7 feet below

grade (4.5-13.8 feet).

2. 61% of the property has at least 8 feet of soil cover overlying bedrock, allowing for
typical septic system design.

3. The remainder of the site has bedrock between 4.5-8'. Alternative septic systems are
available for use in areas where separation to bedrock cannot be achieved.

4. Infiltration tests for Stormwater Retention were performed on 5 test pits, with a measured
average infiltration rate of 2.74 inches per hour.

5. Proposed lot boundaries, informed by engineering studies, have been designed to meet
down-gradient nitrate concentration limits2.

6. An abundance of options to meet site constraints and nitrate requirements (as
conditioned by SWDH and DEQ) are available3.

7. Test pits for each lot at time of home build will be advanced with a SWDH representative
present for septic system design and approval.

8. Septic system maintenance, if any, will be performed by the proposed private Water
Users Association (WUA). The WUA will function much like a homeowners’ association,
with a focus specifically on septic and water system maintenance. Funding will be
provided by the homeowners through assessments. In addition, operations and
maintenance manuals and required specifications for septic systems will be included in
CCRs and enforceable by the WUA.

3 https://www2.deq.idaho.gov/admin/LEIA/api/document/download/14470
2 See Appendix A

3
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Details
Significant physical and engineering studies were completed in 2022 and 2023 to verify how
and where proposed lots would support septic systems. Applicable reports and exhibits have
been re-attached as an appendix for ease of reference.

Per Atlas, “The site is relatively flat and level” and “Regional Drainage is north and west toward
the Boise River”. Official Geotechnical Fieldwork investigations were performed on November
8th and 9th in 2021 by ATLAS. During this time 18 test pits were advanced across the entire
project site.

Rock Depth

Logs of these results can be found in the appendix. Rock depths were as shallow as 4.5 ft and
as deep as 13.8 ft with an average of 8.67 ft below grade. Septics typically have a drain field
depth of about 4’ and the separation from the confining layer is another 2.5 to 6 feet, depending
on soil conditions.

Septic systems are designed with application rates that correlate to the soil texture as classified
during the septic approval test pits with SWDH.

Specific claims were made during public testimony at the last BoCC hearing in regards to
septics and soil conditions:

● “There’s solid lava out there, and…. it’s not more than 2 feet deep”
● “No test holes, no perc tests, nothing”

These comments were specific to our southern property line on the west side of the canal. As
noted in the geotechnical reports (appendix, dated 2021), test pits TP-01 and TP-08 were dug in
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this area and encountered basalt at depths of 6.1 ft and 8.6 ft, respectively. A total of 18 test
holes were dug on the property to measure both rock depth and drainage rates.

Level 1 Nutrient Pathogen Study

A Level 1 Nutrient Pathogen study (January 2022) was prepared by Atlas detailing how
advanced treatment septics are feasible for this location for 26 residential lots. The report states
that there is a Northwestern groundwater flow direction and that on average there are 192-438 ft
aquifer widths perpendicular to flow direction. The report analyzed the worst case (two of the
smallest lots) with a Mass-balance calculation done for the lots with the smallest aquifer width.
Those lots met compliance with the requirement to use 40% nitrate reducing systems. SWDH
and IDEQ must review and approve parameters used in the report and calculations. The report
is also required to be submitted to SWDH with a Subdivision Engineering Report and a
pre-development meeting as a part of the development process.

A year later, a subsequent technical memo (January 2023) was also written. This technical
memo was an update to the L1NP during the entitlement process to evaluate whether the
project would still be in compliance with nutrient pathogen levels with 29 residential lots and
secondary dwelling units on those lots. A worst case study of a 1-acre lot with a lot width of 145
ft and max 500 gpd effluent flow (the average flow of a house and secondary dwelling
combined) was found to be compliant with a 65% nitrate reducing system.
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With the most recent update found in our proposed Development Agreement (see §DA), you’ll
see that secondary dwellings are prohibited which further makes this worst case scenario even
more conservative and viable.

SWDH, ATLAS, Ardurra, and Haven Idaho all held a pre-development meeting on January 10th
2022 where SWDH reviewed all of the data, findings, reports, and preliminary plat and found our
approach and development plans to be acceptable with further review of the L1NP to be done
through the proper channels and agencies.

The L1NP study found that, with properly installed septic systems, the point of compliance
nitrate concentration is not exceeded. Further, such septic systems will have a negligible
impact on surrounding surface wells in accordance with DEQ guidelines.

Contingencies

Regardless of the field measurements and findings, some may still ask: “What happens when
you go to put a septic on a 1 acre lot and have limited locations where the rock is deep enough
and fractured enough to have a high enough hydraulic conductivity.” DEQ has published a
technical guidance manual4 outlining, in deep detail, design options including measurement and
maintenance to ensure systems operate safely. Broadly, this means:

● All individual septic systems will have test pits advanced with a representative from
SWDH and will be engineered appropriately.

● There are multiple components of septic systems that can be utilized in conjunction with
each other to create septic system design to meet compliance.

● Through the Subdivision process, septics are heavily regulated and controlled when
being designed and installed.

If site conditions for a lot, despite the aforementioned site investigations, cannot support
a DEQ and SWDH-compliant septic solution, then the lot won’t be built out.

Ongoing Operation and Enforcement

A WUA (similar to a homeowners’ association) will be established for this project. The
applicable CCRs will include requirements for sewer specifications as well as an operations and
maintenance manual detailing how these facilities will be maintained. Beyond and in addition to
the requirements of SWDH and DEQ, the WUA will have the authority to ensure that appropriate
septic systems are installed and properly maintained.

Septic Appendices Attached in Appendix A:

● B213035g_geotech.pdf
● B212203g_L1NP.pdf
● Pre-Development_1.10.23.pdf
● B212203g_ADU Letter-29 reference.pdf

4 https://www2.deq.idaho.gov/admin/LEIA/api/document/download/14470
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Emergency Services

Request from the Board

“Solicit information from fire, police, and ambulance on the viability of the response times to this
location.”

Executive Summary
1. Kuna Rural Fire responded by confirming existing adequate response times.

2. Fire response times will improve when Station #2 (undergoing entitlement) opens.

3. Police have not responded to multiple applicant and Staff inquiries. County Code
Section 7-17-09(3)B states: “If no written reply is received from any of the various
departments or interested agencies within thirty (30) calendar days from the date of
notification, approval of the preliminary plat by such department or agency will be
considered to be granted.”

4. EMS responded with a list of stations in the service area of this project.

5. EMS response times range from 12-15 min.

6. EMS has a levy in place and funding goals to further improve response times.

Kuna Rural Fire
We have had multiple written and verbal interactions with Kura Fire over the course of this
project’s design.

Initial review and comments were received, dated 3/13/2022. These comments indicated the
project is in compliance with fire requirements, subject to three requirements: road access from
Robinson, fire hydrants installed, and buildings numbered. All of these were included in the
proposed design.

We requested and received clarification for engine response times on 4/10/2023. Engine
response times are 10-12 minutes.

Kuna Fire reviewed and formally approved and stamped the proposed design on 5/1/2023.

At the Board’s request, additional clarification was requested and received on 5/1/2024. New
information in this response includes an update on Kuna Fire Station #2, which will decrease
response times to 10 minutes. This new station is funded by the recently approved Fire Bond.
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Fire Appendices attached in Appendix B:

● 1st Review Pre-Plat Residential Subdivision Conditional letter_Fire District.pdf
● Haven Creek - Kuna Fire - Prelim Plat Approved 20230501.pdf
● Haven Creek - Kuna Rural Fire Protection District - Response Times.pdf
● HC - Kuna Fire Letter 2024.pdf

EMS
There are four medic stations with response times less than 15 minutes to the Haven Creek
location. A complete response was received, including funding plans and other details.

EMS Appendices Attached in Appendix C:

● HC - Canyon Paramedics.pdf

Police
Despite multiple attempts by the applicant and Staff, no response from Police has been
received. County Code is clear that no response is equivalent to approval by the requested
agency. County Code Section 7-17-09(3)B states: “If no written reply is received from any of the
various departments or interested agencies within thirty (30) calendar days from the date of
notification, approval of the preliminary plat by such department or agency will be considered to
be granted.”
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School (Kuna School District)

Request from the Board

“The viability of the applicant’s impact on the school district.”

Executive Summary
1. KSD has reinforced that “The Kuna School District has a constitutional duty to provide

educational services to children within our district. We will do so with every means at our
disposal.”

2. KSD is forecasting that Haven Creek’s 29 homes will generate a total of 14 students

3. Elementary capacities serving Haven Creek are 97% (Indian Creek) & 79% (Ross)

4. Middle School capacity serving Haven Creek is 91% (Kuna Middle)

5. High School capacity serving Haven Creek is over 100%

6. The KSD Board of Trustees have unanimously approved the proposed partnership with
Haven Creek, which provides financial and curriculum support to the high school directly.

7. A written agreement has been signed and executed between the KSD Board of Trustees
and Haven Idaho. KSD has indicated that they “are grateful for partnerships such as this
that provide additional educational opportunities for our students while financially
mitigating the cost of providing those services.”

8. KSD has provided official written comments both on 5/5/2023 and on 5/30/2024
indicating, “we can serve the students generated from this development of 29
homes.”

Details
At the original P&Z hearing (2/2/23) for this project, comments were received the day before the
hearing from the school district noting that they did not support the project. Haven was unaware
of these challenges faced by KSD and immediately reached out after the hearing.

After discussing and finding out what specific needs KSD had, Haven Creek proposed multiple
partnership options to the school district. These options were considered by the School Board
at the 4/11/2023 School Board meeting5 and “Option E” was unanimously approved by the
Board. This includes the donation of one building lot to KSD (including proceeds from its sale),
along with curriculum coordination to involve high school students in the design and
construction of the home.

5 https://www.youtube.com/live/s7SOlNLpYnE?si=xKlSlKkoRQd0CDPU&t=10603
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Haven Creek and KSD executed a formal agreement, dated 6/6/2023.

KSD subsequently provided written and in-person testimony to P&Z and the BoCC hearings,
dated 5/5/2023 and 9/14/2023, respectively, discussing why they support the Haven Creek
project and the agreed partnership

At the Board’s request, KSD provided additional written clarification, dated May 30, 2024,
detailing available school capacity to serve Haven Creek, along with details on KSD’s long term
funding plan. The agreed partnership supports both the immediate and long-term needs of KSD
to serve students throughout the district.

Ultimately, the substantial and competent evidence in the record before the
Commissioners includes a statement from KSD - the agency providing educational
services - that they have the ability to serve this subdivision’s students.

School Appendices Attached in Appendix D:

● KSD - Haven Creek Support Letter 20230505.pdf
● Haven Creek - KSD - V3 signed 06062023 EXECUTED.pdf
● KSD - HTV Creek - Letter of Support 2024.pdf
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Density - Secondary Dwellings

Request from the Board

“Secondary houses to be completely off the table.”

Executive Summary
1. Secondary Dwellings were originally considered as a part of the Haven Creek project

2. Secondary Dwelling impact on septics were modeled and analyzed by Atlas in a
technical memo and found to be acceptable.

3. Commissioners have indicated they think Secondary Dwellings do not fit in with the
current densities and land uses around our project

4. Haven Idaho agrees to remove the possibility of secondary dwellings on any of
the building lots as conditioned by the proposed Development Agreement

Details
Haven Idaho interacts with home buyers all the time, so we hear what sorts of things people are
looking for. From what we hear, we know that people are looking for multigenerational
properties, or some other way to produce income to help carry mortgages in the face of current
home prices and interest rates. Not wanting to limit future flexibility and possibilities for
homeowners, Haven Idaho desired to keep secondary dwellings on the table.

However, we understand the concerns from Commissioners with the possibility of secondary
dwellings on the table. Haven has agreed to condition the development agreement to take
secondary houses completely off the table.

Benefits include:

● Not stressing Fire’s resources on a single point of access
● Limiting septic effluent flow
● Decreasing potential draws on the community well system
● Keeping this rural transitional character and land use of the area
● Allowing for the extra lot space to have a barn and/or shop as opposed to another

dwelling which will promote hobby agricultural practices
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DA - Development Agreement Updates

Request from the Board

“Further discussion about the development agreement.”

Executive Summary
1. A development agreement has been proposed to ensure that the commitments made by

the applicant are adhered to on an ongoing basis

2. The development agreement requires the formation of a Water Users Board (in lieu of a
typical homeowners’ association) that shall be responsible for the operation of a public
water system and advanced septic systems in accordance with the requirements of
IDEQ and Southwest District Health (SWDH)

3. The public water system shall serve all 29 residential lots, and shall be designed,
reviewed, constructed, operated, and maintained in accordance with the requirements of
a Public Drinking Water System in accordance with Idaho Administrative Code

4. The septic systems shall be advanced and include nitrate reducing systems with holding
tanks, and shall be installed in accordance with the Level I Nutrient Pathogen Study
prepared by the applicant and approved by IDEQ and SWDH.

5. The development agreement confirms the obligation of the applicant to adhere to the
requirements of commenting agencies.

Details
A development agreement was previously prepared that began with staff-suggested
requirements and expanded to include commitments by the applicant. Since the meeting with
the Board, the applicant has reviewed and updated the development agreement to address
certain of the comments raised by the public and the Board.

In particular, additional detail was provided related to the formation of the Water Users Board,
which will oversee the maintenance and operation of the public water system and septic
systems to be installed at the property. With regard to the public water system, the development
agreement requires that the applicant satisfy each of the requirements of IDEQ and SWDH,
including the requirements for Public Drinking Water Systems pursuant to Idaho Administrative
Code 58.01.08. With regard to the septic system, the applicant is required to conform to the
Level I Nutrient Pathogen Study and shall include advanced systems providing for nitrate
reduction, including holding tanks with treatment media.
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The Water Users Board is responsible to work with each individual homeowner to ensure that
the components of the public water system on each homeowners’ lot as well as the advanced
septic systems are maintained in accordance with operations and maintenance manuals that
will be attached to the CCRs.

Water Users Association Role and Responsibilities
We wanted to share our thoughts and plans on how all of the private, community infrastructure
for Haven Creek is going to be managed and maintained.

In lieu of a standard homeowner’s association, our plan is to institute a formal Water Users
Association (WUA). The WUA will be privately funded, available to neighboring landowners, and
operated based on assessments required in the project CCRs. Specifically, it will be in charge
of the following items:

● Community Water System

○ Community water system will be a redundant system with appropriate fail-safes
as required by state level agencies and designed by qualified engineers,
specifically Terry Scalan at HDR.

○ DEQ and DWR regulate community water systems.

○ They require that a certified operator be retained to do regularly scheduled
maintenance, inspections, and certifications.

○ The WUA will maintain the landscaping around the community well site.

● Pressurized Irrigation

○ Pressurized irrigation system will consist of properly designed and engineered
system to serve all 29 building lots

○ A Storage Holding Pond and pump facility will be located in the Northwest corner
of the project

○ The storage pond will be filled with surface water rights through Boise Project’s
irrigation lines that already serve the property.

○ The surface water rights that currently serve the property are more than sufficient
for the proposed residential uses.

○ The holding pond will ensure that water is available at a consistent schedule
while allowing our neighbors on our same lines to continue to use their irrigation
water as they have historically.

○ The WUA will also maintain the holding pond, pump equipment, and landscaping
at the pond site.

● Advanced Treatment Septics

○ Advanced Treatment Septic systems require regular inspections and
maintenance.
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○ Most homeowners are not aware of or desire to do these inspections and
maintenance.

○ Traditionally this O&M is to be enforced by SWDH, but SWDH does not have the
resources to consistently do so

○ The WUA will retain a certified Operator that will inspect, certify, and perform
O&M on the community’s private, individual septic systems.

All of these plans will be further flushed out at the Preliminary Plat phase of this Project.

DA Appendices Attached in Appendix E:
● Development Agreement (Update for BOCC Hearing).docx
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Applicant’s Updated Responses to 8 Criteria

As it is placed upon the applicant to produce the burden of proof, we felt it important to provide
clear and concise conclusions to the Criteria of Evaluation for the Commissioners’
consideration.

Below you will find responses to the 8 criteria that a Conditional Rezone is subject to.

Criteria A:
Is the proposed conditional rezone generally consistent with the comprehensive plan?

Conclusion: The proposed conditional change is consistent with the 2020 Future Land Use
Map and Comprehensive Plan. The FLUM identifies the site as “Residential.”

Facts and Findings:
● The 2020 comprehensive plan identifies the site as “Residential.”

Criteria B:
When considering the surrounding land uses, is the proposed conditional rezone more
appropriate than the current zoning designation?

Conclusion: The proposed conditional rezone is more appropriate than the current zoning
designation.

Facts and Findings:
● The city of Nampa has this area planned for residential use.
● The County FLUM has the area planned for residential use.
● The subject property is surrounded by 140 other houses in each direction
● There are 6 subdivisions within a 0.5 mile radius (or 13 subdivisions if increased to 1.0

mile) that, if built today, would require residential zoning.
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Criteria C:
Is the proposed conditional rezone compatible with surrounding land uses?

Conclusion: As conditioned, this proposed conditional rezone is compatible with surrounding
land uses which are defined as transitional.

Facts and Findings:
● The surrounding land use is primarily characterized by the 140 residential homes around

this project and defined as rural transitional.
● Nearby Production agriculture has testified there are no compatibility concerns.
● Proposed water and septic approaches have been measured, studied, and shown

compatible with surrounding water uses.
● New vehicle trips avoid all neighboring residential streets through direct access to

Robinson Rd, an arterial street.
● Applicant’s initial traffic study demonstrates negligible impact to Robinson Rd and no

impact to level of service at relevant intersections.

Criteria D:
Will the proposed conditional rezone negatively affect the character of the area? What
measures will be implemented to mitigate impacts?

Conclusion: The proposed conditional rezone does not cause a negative impact on the
character of the area. The area is planned to be residential. It will continue to transition to
residential. Concerns with lot size do not change the fact that the area is planned for increased
residential density.

Facts and Findings:
● Surrounding parcels have a primary use as residential homes, with secondary use for

personal agriculture.
● Proposed parcels have a primary use as residential homes, with secondary use for

personal agriculture.
● Proposed project density is 1.51 acres per parcel.
● Within a 1 mile radius, 37 existing parcels are less than the average parcel size of this

project. The character of the neighborhood already includes many home sites
smaller than those proposed here.

● The surrounding neighborhood has supported parcels both larger and smaller than the
proposed project for 30+ years without conflict or incompatibility.

● Additional mitigations have been proposed to improve the character of the area,
including:

○ Drainage/Irrigation: Piping the Fieselmann Lateral; pressurized irrigation pond
eliminates potential conflict in understanding surface irrigation processes

○ Wells: Neighboring property owners may join the proposed WUA, if desired
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○ Traffic: All traffic directed to existing arterial road; safety pull out for traffic exiting
onto Robinson Rd and school bus pickup

○ Groundwater Supply: Funded and maintained septic systems to avoid impact to
neighboring wells’ groundwater supply

○ Upkeep: Funded and responsible party to maintain landscape improvements.
Lots sized for ease of upkeep for typical homeowner without farm equipment.

○ Rural Design: Road design, drainage, and landscape designed to blend with
landscaping on neighboring residential properties

Criteria E:
Will adequate facilities and services including sewer, water, drainage, irrigation, and
utilities be provided to accommodate the proposed conditional rezone?

Conclusion: As conditioned and planned, adequate facilities and services will be provided to
accommodate the proposed conditional rezone.

Facts of Finding:
● Adequate sewer facilities have been demonstrated through use of standard and/or

advanced nitrate-reducing septic systems, including sufficient ongoing maintenance
through a proposed WUA.

● Adequate water facilities have been proposed through a redundant, fail-safe Community
Public Water System designed and constructed in accordance with the requirements of
IDEQ and SWDH, to be operated by a state-certified operator in accordance with IDEQ
regulations

● Adequate drainage has been proposed through use of rural-scale road drainage and
basins with existing offsite patterns maintained.

● Adequate irrigation has been proposed through inclusion of pressurized irrigation with a
storage holding pond to prevent impact on neighboring usage patterns.

● Adequate other utilities (electric) have been proposed.

The Applicant has agreed – at the former County Engineer’s suggestion – to provide a
Community Public Water System. This brings with it a number of heightened standards and
requirements beyond what would be required for individual wells, increasing safety and ensuring
a steady water source for our residents. The Applicant has also agreed to install advanced
nitrate-reducing septic systems, which will be overseen by the Community’s WUA. The
Applicant will continue to engineer, refine, and submit for review and approval for all required
agencies including, but not limited to DEQ, SWDH, DWR, and Canyon County Development
Services in accordance with standard development practices.

20



Criteria F:
Does legal access to the subject property for the conditional rezone exist or will it exist at
the time of development?

Conclusion: The Property has existing access from Robinson Road, a public road.

Facts and Findings:
● Nampa Highway District #1 approved a request for a single point of access off of

Robinson Rd since Nampa-Meridian Irrigation District requested that access not be
taken off of Lewis Ln.

● A single point of access is acceptable and approved by the Fire District as this is under
the limit of 30 single family residences and secondary dwellings are restricted as
conditioned in the development agreement.

Criteria G:
Does the proposed conditional rezone require public street improvements in order to
provide adequate access to and from the subject property to minimize undue
interference with existing or future traffic patterns? What measures have been taken to
mitigate traffic impacts?

Conclusion: As conditioned and planned, the proposed conditions rezone will not cause undue
interference with existing or future traffic patterns.

Facts and Findings:
● The rezone is conditioned to provide dedicated Right-of-Way along Robinson Road at

subdivision time.
● Per Applicant’s Traffic Threshold Analysis and Trip Comparison, Adjacent Intersections

are LOS A/B and expected ADT from the project will not affect the LOS.
● A traffic study is not required and street improvements are not required for a project of

the proposed size.
● To mitigate any impact of increased school bus traffic, the project includes a new

proposed school bus stop, which is sited to provide safe pickup/dropoff without impacting
traffic flow
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Criteria H:
Will the proposed conditional rezone amendment impact essential public services and
facilities, such as schools, police, fire, and emergency medical services? What measures
will be implemented to mitigate impacts?

Conclusion: Adequate essential public services and facilities are available.

Facts and Findings:
● Fire:

○ Kuna Rural Fire has signed off on the fire suppression plan and fire access
turnarounds. They have provided an updated letter (4/2024) indicating current
response times from Station #1 are adequate. Station #2 is undergoing
entitlement and will improve response times further once complete.

● Police:
○ No response received as of 5/1/2024 after multiple requests. County Code

Section 7-17-09(3)B states: “If no written reply is received from any of the various
departments or interested agencies within thirty (30) calendar days from the date
of notification, approval of the preliminary plat by such department or agency will
be considered to be granted.”

● EMS:
○ Indicated they can serve the project from five different stations with responses

times ranging between 12-18 mins
● Schools:

○ KSD expects 14 new students generated by this project. While KSD is
confronting challenges in terms of capacity, KSD has confirmed in writing that
it has the capacity to serve the students generated by this project

○ The applicant has agreed with KSD to provide mitigation in the form of an
innovative construction project and funding source that the KSD Board of
Trustees has reviewed and approved.
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Appendix A

Septic Appendices Attached in Appendix A:

● B213035g_geotech.pdf
● B212203g_L1NP.pdf
● Pre-Development_1.10.23.pdf
● B212203g_ADU Letter-29 reference.pdf
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January 3, 2022
Atlas No. B213035g

Mr. Tanner Verhoeks
Haven Idaho
521 North 10th Avenue #4
Caldwell, ID 83605

Subject: Geotechnical Investigation
Haven Robinson
9814 Robinson Road
Kuna, ID

Dear Mr. Verhoeks:

In compliance with your instructions, Atlas has conducted a soils exploration and foundation 
evaluation for the above referenced development.  Fieldwork for this investigation was conducted 
on November 8 and 9, 2021.  Data have been analyzed to evaluate pertinent geotechnical 
conditions.  Results of this investigation, together with our recommendations, are to be found in 
the following report.  We have provided a PDF copy for your review and distribution.

Often, questions arise concerning soil conditions because of design and construction details that 
occur on a project.  Atlas would be pleased to continue our role as geotechnical engineers during 
project implementation.  

If you have any questions, please call us at (208) 376-4748.

Respectfully submitted,

Bryar Jensen, EI Elizabeth Brown, PE
Staff Engineer Geotechnical Services Manager

Monica Saculles, PE
Senior Geotechnical Engineer

1-3-22
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1.   INTRODUCTION

This report presents results of a geotechnical investigation and analysis in support of data utilized 
in design of structures as defined in the 2018 International Building Code (IBC).  Information in 
support of groundwater and stormwater issues pertinent to the practice of Civil Engineering is 
included.  Observations and recommendations relevant to the earthwork phase of the project are 
also presented.  Revisions in plans or drawings for the proposed development from those 
enumerated in this report should be brought to the attention of the soils engineer to determine 
whether changes in the provided recommendations are required.  Deviations from noted 
subsurface conditions, if encountered during construction, should also be brought to the attention 
of the soils engineer.

1.1   Project Description

The proposed development is northwest of the City of Kuna, Canyon County, ID, and occupies a 
portion of the NW¼ of Section 17, Township 2 North, Range 1 West, Boise Meridian.  This project 
will consist of construction of a 19 to 29 lot residential subdivision to be developed on 43.86 acres.  
Total settlements are limited to 1 inch.  Loads of up to 4,000 pounds per lineal foot for wall footings, 
and column loads of up to 50,000 pounds were assumed for settlement calculations.  Additionally, 
assumptions have been made for traffic loading of pavements.  Retaining walls are not anticipated 
as part of the project.  Atlas has not been informed of the proposed grading plan.

1.2   Authorization

Authorization to perform this exploration and analysis was given in the form of a written
authorization to proceed from Mr. Tanner Verhoeks of Haven Idaho to Monica Saculles of Atlas 
Technical Consultants (Atlas), on December 20, 2021.  Said authorization is subject to terms, 
conditions, and limitations described in the Professional Services Contract entered into between 
Haven Idaho and Atlas.  Our scope of services for the proposed development has been provided 
in our proposal dated October 19, 2021 and repeated below.

1.3   Scope of Investigation

The scope of this investigation included review of geologic literature and existing available 
geotechnical studies of the area, visual site reconnaissance of the immediate site, subsurface 
exploration of the site, field and laboratory testing of materials collected, and engineering analysis 
and evaluation of foundation materials.  

2.   SITE DESCRIPTION

2.1   Site Access

Access to the site may be gained via Interstate 84 to the Ten Mile Road exit.  Proceed south on 
Ten Mile Road approximately 2.2 miles to its intersection with Amity Road.  From this intersection, 
proceed west on Amity Road 3.0 miles to Robinson Road.  Continue south on Robinson Road for 

This document was created by an application that isn’t licensed to use novaPDF.
Purchase a license to generate PDF files without this notice.

http://www.novapdf.com/


Atlas No. B213035g
Page | 2

Copyright © 2021 Atlas Technical Consultants

approximately 3.2 miles.  The project site is located east of this location.  The location is depicted 
on site maps included in the Appendix.

2.2   Regional Geology

The project site is located within the western Snake River Plain of southwestern Idaho and eastern 
Oregon. The plain is a northwest trending rift basin, about 45 miles wide and 200 miles long, that 
developed about 14 million years ago (Ma) and has since been occupied sporadically by large 
inland lakes.
fluvial/lacustrine sedimentary processes that have led to an accumulation of approximately 1 to 2 
km of interbedded volcanic and sedimentary deposits within the plain. Along the margins of the 
plain, streams that drained the highlands to the north and south provided coarse to fine-grained 
sediments eroded from granitic and volcanic rocks, respectively. About 2 million years ago the 
last of the lakes was drained and since that time fluvial erosion and deposition has dominated the 
evolution of the landscape.

thberg 
and Stanford (1993). This volcanic deposit is composed of multiple flows of medium to dark gray 
olivine basalt. These flows erupted from numerous vents found south of the Boise River and north 
of the Snake River, southeast of the City of Boise, Idaho. At the time of eruption lavas flowed into 
and down ancestral Indian Creek and Boise River valleys. Northwest-trending, gently sloping 
escarpments suggest faulting of the basalt. These basalts are mantled with loess 2-12 feet thick 
that contains about 35% pedogenic clay and a duripan that can be 3 feet thick.

2.3   General Site Characteristics

The site to be developed is approximately 43.86 acres in size.  Currently, a residence is present 
in the western portion of the site.  This residence fronts Robinson Road, which runs along the 
western property boundary.  Ridenbaugh Highline Canal runs roughly northeast to southwest
through the central portion of the property.  The Fieselmann Lateral Canal branches from the 
Ridenbaugh Highline Canal in the center of the site. The Fieselmann Lateral Canal runs northwest 
from the center of the site.  The remainder of the site consists of agricultural cropland. Surrounding 
the project site from all directions is agricultural cropland and residential properties.  Vegetation 
around the residence consists primarily of landscape trees, shrubs, and grasses adjacent to the 
residence.  The remainder of the site consists of agricultural crops.  The site is relatively flat and 
level.

Regional drainage is north and west toward the Boise River.  Stormwater drainage for the site is 
achieved by percolation through surficial soils.  The site is situated so that it is unlikely that it will 
receive any drainage from off-site sources.  Stormwater drainage collection and retention systems 
are not in place on the project site and do not currently exist within the vicinity of the project site.
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2.4   Regional Site Climatology and Geochemistry

According to the Western Regional Climate Center, the average precipitation for the Treasure 
Valley is on the order of 10 to 12 inches per year, with an annual snowfall of approximately 20 
inches and a range from 3 to 49 inches.  The monthly mean daily temperatures range from 21°F 
to 95°F, with daily extremes ranging from roughly -25°F to 111°F.  Winds are generally from the 
northwest or southeast with an annual average wind speed of approximately 9 miles per hour 
(mph) and a maximum of 62 mph.  Soils and sediments in the area are primarily derived from 
siliceous materials and exhibit low electro-chemical potential for corrosion of metals or concretes.  
Local aggregates are generally appropriate for Portland cement and lime cement mixtures.  
Surface water, groundwater, and soils in the region typically have pH levels ranging from 7.2 to 
8.2.

3.   SEISMIC SITE EVALUATION

3.1   Geoseismic Setting

Soils on site are classed as Site Class D in accordance with Chapter 20 of the American Society 
of Civil Engineers (ASCE) publication ASCE/SEI 7-16.  Structures constructed on this site should 
be designed per IBC requirements for such a seismic classification.  Our investigation did not 
reveal hazards resulting from potential earthquake motions including: slope instability, 
liquefaction, and surface rupture caused by faulting or lateral spreading.  Incidence and 
anticipated acceleration of seismic activity in the area is low.

3.2   Seismic Design Parameter Values

The United States Geological Survey National Seismic Hazard Maps (2008), includes a peak 
ground acceleration map.  The map for 2% probability of exceedance in 50 years in the Western 
United States in standard gravity (g) indicates that a peak ground acceleration of 0.189 is 
appropriate for the project site based on a Site Class D.

The following section provides an assessment of the earthquake-induced earthquake loads for 
the site based on the Risk-Targeted Maximum Considered Earthquake (MCER).  The MCER

spectral response acceleration for short periods, SMS, and at 1-second period, SM1, are adjusted 
for site class effects as required by the 2018 IBC.  Design spectral response acceleration 
parameters as presented in the 2018 IBC are defined as a 5% damped design spectral response 
acceleration at short periods, SDS, and at 1-second period, SD1.

The USGS National Seismic Hazards Mapping Project includes a program that provides values 
for ground motion at a selected site based on the same data that were used to prepare the USGS 
ground motion maps.  The maps were developed using attenuation relationships for soft rock 
sites; the source model, assumptions, and empirical relationships used in preparation of the maps 
are described in Petersen and others (1996).
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Table 1 Seismic Design Values

Seismic Design Parameter Design Value
Site Class

Ss 0.275 (g)
S1 0.101 (g)
Fa 1.580
Fv 2.397

SMS 0.435
SM1 0.243
SDS 0.290
SD1 0.162

4.   SOILS EXPLORATION

4.1   Exploration and Sampling Procedures

Field exploration conducted to determine engineering characteristics of subsurface materials 
included a reconnaissance of the project site and investigation by test pit.  Test pit sites were 
located in the field by means of a Global Positioning System (GPS) device and are reportedly 
accurate to within ten feet.  Upon completion of investigation, each test pit was backfilled with 
loose excavated materials.  Re-excavation and compaction of these test pit areas are required 
prior to construction of overlying structures.

In addition, samples were obtained from representative soil strata encountered.  Samples 
obtained have been visually classified in the field by professional staff, identified according to test 
pit number and depth, placed in sealed containers, and transported to our laboratory for additional 
testing.  Subsurface materials have been described in detail on logs provided in the Appendix.  
Results of field and laboratory tests are also presented in the Appendix.  Atlas recommends that 
these logs not be used to estimate fill material quantities.

4.2   Laboratory Testing Program

Along with our field investigation, a supplemental laboratory testing program was conducted to 
determine additional pertinent engineering characteristics of subsurface materials necessary in 
an analysis of anticipated behavior of the proposed structures.  Laboratory tests were conducted 
in accordance with current applicable American Society for Testing and Materials (ASTM), and 
results of these tests are to be found in the Appendix.  The laboratory testing program for this 
report included: Atterberg Limits Testing ASTM D4318, Grain Size Analysis ASTM 
C117/C136, Hydrometer ASTM D422, and Resistance Value (R-value) and Expansion Pressure 
of Compacted Soils Idaho T-8.  As to date, the R-value test results have not been received and, 
therefore, have not been included within this report.  Atlas will forward the results in the form of 
an addendum once the R-value test results have been received.
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4.3   Soil and Sediment Profile

The profile below represents a generalized interpretation for the project site.  Note that on site 
soils strata, encountered between test pit locations, may vary from the individual soil profiles 
presented in the logs, which can be found in the Appendix.

Sandy lean clays were encountered at ground surface.  These soils were brown, slightly moist,
and medium stiff to very stiff, with fine to medium-grained sand.  Organic materials and disturbed 
materials as a result of plowing activities were measured to depths of roughly 1 foot.

Sandy silts were encountered beneath surficial clays.  These fine-grained soils were brown to 
light brown and slightly moist.  Consistencies commonly ranged from stiff to hard, with many of 
these firmer soil horizons containing some degree of calcium carbonate cementation (hardpan).  
Fine to coarse-grained sand was present throughout this horizon.  Refusal on basalt was 
encountered at depth in all test pits except test pits 9 and 13, where refusal was met on indurated 
clay soils.

During excavation, test pit sidewalls were generally stable.  However, moisture contents will affect 
wall competency with saturated soils having a tendency to readily slough when under load and 
unsupported.

4.4   Volatile Organic Scan

No environmental concerns were identified prior to commencement of the investigation.  
Therefore, soils obtained during on-site activities were not assessed for volatile organic 
compounds by portable photoionization detector.  Samples obtained during our exploration 
activities exhibited no odors or discoloration typically associated with this type of contamination.  
No groundwater was encountered.

5.   SITE HYDROLOGY

Existing surface drainage conditions are defined in the General Site Characteristics section.  
Information provided in this section is limited to observations made at the time of the investigation.  
Either regional or local ordinances may require information beyond the scope of this report.

5.1   Groundwater

During this field investigation, groundwater was not encountered in test pits advanced to a 
maximum depth of 13.8 feet bgs.  Soil moistures in the test pits were dry to slightly moist 
throughout.  

Atlas has previously performed 2 geotechnical investigations within 0.75 mile of the project site.    
Information from these investigations has been provided in the table below.
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Table 2 Groundwater Data

Date Approximate Distance 
from Site (mile) Direction from Site Groundwater Depth

(feet bgs)
January 2006 0.55 East Not Encountered to 17.4

September 2020 0.75 West Not encountered to 9.8

Furthermore, according to Idaho Department of Water Resources (IDWR) monitoring well data 
within approximately ¼-mile of the project site, groundwater was measured at depths ranging 
between 38 and 62 feet bgs.

Based on evidence of this investigation and background knowledge of the area, Atlas estimates 
groundwater depths to remain greater than approximately 20 feet bgs throughout the year.  This 
depth can be confirmed through long-term groundwater monitoring.  

5.2   Soil Infiltration Rates

Soil permeability, which is a measure of the ability of a soil to transmit a fluid, was tested in the 
field.  For this report, an estimation of infiltration is also presented using generally recognized 
values for each soil type and gradation.  Of soils comprising the generalized soil profile for this 
study, lean clay with sand and sandy lean clay soils generally offer little permeability, with typical 
hydraulic infiltration rates of less than 2 inches per hour.  Sandy silt soils will commonly exhibit 
infiltration rates from 2 to 4 inches per hour.  However, calcium carbonate cementation and 
induration encountered within the clay and silt soils may reduce these values to near zero.  
Infiltration rates through basalt rock can be highly variable, ranging from nearly zero to greater 
than 6 inches per hour in some cases.  Movement of water through the basalt may be more 
characteristic of fracture flow.  Infiltration testing is required to determine site-specific infiltration 
rates for drainage design once proposed locations of infiltration facilities are determined.

5.3   Infiltration Testing

Infiltration testing was conducted using an open test pit method.  Test pit areas will need to be re-
excavated and compacted prior to construction of structures that will be sensitive to settlement.  
Test locations were presoaked prior to testing.  Pre-soaking increases soil moistures, which 
allows the tested soils to reach a saturated condition more readily during testing.  Saturation of 
the tested soils is desirable in order to isolate the vertical component of infiltration by inhibiting 
horizontal seepage during testing.
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6.1   Foundation Design Recommendations

Based on data obtained from the site and test results from various laboratory tests performed, 
Atlas recommends the following guidelines for the net allowable soil bearing capacity:

Table 4 Soil Bearing Capacity

Footing Depth ASTM D1557
Subgrade Compaction

Net Allowable Soil 
Bearing Capacity

Footings must bear on competent, undisturbed, 
native sandy lean clay soils, sandy silt soils, or 
compacted structural fill.  Existing organics materials 
and fill materials (if encountered) must be completely 
removed from below foundation elements.1  An 
excavation depth of approximately 1 foot bgs should 
be anticipated to expose proper bearing soils.2  

Not Required for Native 
Soil

95% for Structural Fill

1,500 lbs/ft2

A increase is allowable 
for short-term loading, 
which is defined by 
seismic events or 
designed wind speeds.

1It will be required for Atlas personnel to verify the bearing soil suitability for each structure at the time of construction.
2Depending on the time of year construction takes place, the subgrade soils may be unstable because of high moisture 
contents.  If unstable conditions are encountered, over-excavation and replacement with granular structural fill and/or 
use of geotextiles may be required.  

The following sliding frictional coefficient values should be used: 1) 0.35 for footings bearing on 
native sandy silt, sandy lean clay, or silty sand soils and 2) 0.45 for footings bearing on granular 
structural fill.  A passive lateral earth pressure of 320 pounds per square foot per foot (psf/ft) 
should be used for sandy lean clay soils and 349 psf/ft should be used for sandy silt soils.  For 
compacted sandy gravel fill, a passive lateral earth pressure of 496 psf/ft should be used.

Footings should be proportioned to meet either the stated soil bearing capacity or the 2018 IBC 
minimum requirements.  Total settlement should be limited to approximately 1 inch, and 
differential settlement should be limited to approximately ½ inch.  Objectionable soil types 
encountered at the bottom of footing excavations should be removed and replaced with structural 
fill.  Excessively loose or soft areas that are encountered in the footings subgrade will require 
over-excavation and backfilling with structural fill.  To minimize the effects of slight differential 
movement that may occur because of variations in the character of supporting soils and seasonal 
moisture content, Atlas recommends continuous footings be suitably reinforced to make them as 
rigid as possible.  For frost protection, the bottom of external footings should be 24 inches below 
finished grade.

6.2   Foundation Drain Recommendations

Considering the presence of shallow cemented soils across the site, Atlas recommends that 
foundation drains be installed.  The drains should be placed at the footing elevation, sloped at 
least 2 percent, and be directed to suitable discharge points at least 10 feet away from the 
structures.  Discharge points should be protected to prevent erosion.
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6.3   Crawl Space Recommendations

Considering the presence of shallow cemented soils across the site, all residences constructed 
with crawl spaces should be designed in a manner that will inhibit water in the crawl spaces.  Atlas
recommends that roof drains carry stormwater at least 10 feet away from each residence.  Grades 
should be at least 5 percent for a distance of 10 feet away from all residences.  In addition, rain 
gutters should be placed around all sides of residences, and backfill around stem walls should be 
placed and compacted in a controlled manner.

6.4   Floor, Patio, and Garage Slab-on-Grade

Organic, loose, or obviously compressive materials must be removed prior to placement of 
concrete floors or floor-supporting fill.  In addition, the remaining subgrade should be treated in 
accordance with guidelines presented in the Earthwork section.  Areas of excessive yielding 
should be excavated and backfilled with structural fill.  Fill used to increase the elevation of the 
floor slab should meet requirements detailed in the Structural Fill section.  Fill materials must be 
compacted to a minimum 95 percent of the maximum dry density as determined by ASTM D1557.

A free-draining granular mat should be provided below slabs-on-grade to provide drainage and a 
uniform and stable bearing surface.  This should be a minimum of 4 inches in thickness and 
properly compacted.  The mat should consist of a sand and gravel mixture, complying with Idaho 
Standards for Public Works Construction (ISPWC) specifications for ¾-inch (Type 1) crushed 
aggregate.  The granular mat should be compacted to no less than 95 percent of the maximum 
dry density as determined by ASTM D1557.  A moisture-retarder should be placed beneath floor 
slabs to minimize potential ground moisture effects on moisture-sensitive floor coverings.  The 
moisture-retarder should be at least 15-mil in thickness and have a permeance of less than 0.01 
US perms as determined by ASTM E96.  Placement of the moisture-retarder will require special 
consideration with regard to effects on the slab-on-grade and should adhere to recommendations 
outlined in the ACI 302.1R and ASTM E1745 publications.  Upon request, Atlas can provide 
further consultation regarding installation.

7.   CONSTRUCTION CONSIDERATIONS

Recommendations in this report are based upon structural elements of the project being founded 
on competent, native sandy lean clay soils, sandy silt soils, or compacted structural fill.  Structural 
areas should be stripped to an elevation that exposes these soil types.

7.1   Earthwork

Excessively organic soils, deleterious materials, or disturbed soils generally undergo high volume 
changes when subjected to loads, which is detrimental to subgrade behavior in the area of 
pavements, floor slabs, structural fills, and foundations.  Mature trees, brush, thick grasses, and 
agricultural crops with associated root systems were noted at the time of our investigation.  It is 
recommended that organic or disturbed soils, if encountered, be removed to depths of 1 foot 
(minimum), and wasted or stockpiled for later use.  However, in areas where trees are/were 
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present, deeper excavation depths should be anticipated.  Stripping depths should be adjusted in 
the field to assure that the entire root zone or disturbed zone (plow depths) or topsoil are removed 
prior to placement and compaction of structural fill materials.  Exact removal depths should be 
determined during grading operations by Atlas personnel, and should be based upon subgrade 
soil type, composition, and firmness or soil stability.  If underground storage tanks, underground 
utilities, wells, or septic systems are discovered during construction activities, they must be 
decommissioned then removed or abandoned in accordance with governing Federal, State, and 
local agencies.  Excavations developed as the result of such removal must be backfilled with 
structural fill materials as defined in the Structural Fill section.

Atlas should oversee subgrade conditions (i.e., moisture content) as well as placement and 
compaction of new fill (if required) after native soils are excavated to design grade.  
Recommendations for structural fill presented in this report can be used to minimize volume 
changes and differential settlements that are detrimental to the behavior of footings, pavements, 
and floor slabs.  Sufficient density tests should be performed to properly monitor compaction.  For 
structural fill beneath building structures, one in-place density test per lift for every 5,000 square 
feet is recommended.  In parking and driveway areas, this can be decreased to one test per lift 
for every 10,000 square feet.

7.2   Dry Weather

If construction is to be conducted during dry seasonal conditions, many problems associated with 
soft soils may be avoided.  However, some rutting of subgrade soils may be induced by shallow 
groundwater conditions related to springtime runoff or irrigation activities during late summer 
through early fall.  Solutions to problems associated with soft subgrade soils are outlined in the 
Soft Subgrade Soils section.  Problems may also arise because of lack of moisture in native and 
fill soils at time of placement.  This will require the addition of water to achieve near-optimum 
moisture levels.  Low-cohesion soils exposed in excavations may become friable, increasing 
chances of sloughing or caving.  Measures to control excessive dust should be considered as 
part of the overall health and safety management plan.

7.3   Wet Weather

If construction is to be conducted during wet seasonal conditions (commonly from mid-November 
through May), problems associated with soft soils must be considered as part of the construction 
plan.  During this time of year, fine-grained soils such as silts and clays will become unstable with 
increased moisture content, and eventually deform or rut.  Additionally, constant low temperatures 
reduce the possibility of drying soils to near optimum conditions.

7.4   Soft Subgrade Soils

Shallow fine-grained subgrade soils that are high in moisture content should be expected to pump 
and rut under construction traffic.  During periods of wet weather, construction may become very 
difficult if not impossible.  The following recommendations and options have been included for 
dealing with soft subgrade conditions:
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Track-mounted vehicles should be used to strip the subgrade of root matter and other 
deleterious debris. Heavy rubber-tired equipment should be prohibited from operating 
directly on the native subgrade and areas in which structural fill materials have been 
placed.  Construction traffic should be restricted to designated roadways that do not cross, 
or cross on a limited basis, proposed roadway or parking areas.
Soft areas can be over-excavated and replaced with granular structural fill.
Construction roadways on soft subgrade soils should consist of a minimum 2-foot 
thickness of large cobbles of 4 to 6 inches in diameter with sufficient sand and fines to fill 
voids.  Construction entrances should consist of a 6-inch thickness of clean, 2-inch 
minimum, angular drain-rock and must be a minimum of 10 feet wide and 30 to 50 feet 
long.  During the construction process, top dressing of the entrance may be required for 
maintenance.
Scarification and aeration of subgrade soils can be employed to reduce the moisture 
content of wet subgrade soils.  After stripping is complete, the exposed subgrade should 
be ripped or disked to a depth of 1½ feet and allowed to air dry for 2 to 4 weeks.  Further 
disking should be performed on a weekly basis to aid the aeration process.
Alternative soil stabilization methods include use of geotextiles, lime, and cement 
stabilization.  Atlas is available to provide recommendations and guidelines at your 
request.

7.5   Frozen Subgrade Soils

Prior to placement of structural fill materials or foundation elements, frozen subgrade soils must 
either be allowed to thaw or be stripped to depths that expose non-frozen soils and wasted or 
stockpiled for later use.  Stockpiled materials must be allowed to thaw and return to near-optimal 
conditions prior to use as structural fill.

The onsite, shallow clayey and silty soils are susceptible to frost heave during freezing 
temperatures.  For exterior flatwork and other structural elements, adequate drainage away from 
subgrades is critical.  Compaction and use of structural fill will also help to mitigate the potential 
for frost heave.  Complete removal of frost susceptible soils for the full frost depth, followed by 
replacement with a non-frost susceptible structural fill, can also be used to mitigate the potential 
for frost heave.  Atlas is available to provide further guidance/assistance upon request.

7.6   Structural Fill

Soils recommended for use as structural fill are those classified as GW, GP, SW, and SP in 
accordance with the Unified Soil Classification System (USCS) (ASTM D2487).  Use of silty soils 
(USCS designation of GM, SM, and ML) as structural fill may be acceptable.  However, use of 
silty soils (GM, SM, and ML) as structural fill below footings is prohibited.  These materials require 
very high moisture contents for compaction and require a long time to dry out if natural moisture 
contents are too high and may also be susceptible to frost heave under certain conditions.  
Therefore, these materials can be quite difficult to work with as moisture content, lift thickness, 
and compactive effort becomes difficult to control.  If silty soil is used for structural fill, lift 
thicknesses should not exceed 6 inches (loose), and fill material moisture must be closely 
monitored at both the working elevation and the elevations of materials already placed.  Following 
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placement, silty soils must be protected from degradation resulting from construction traffic or 
subsequent construction.

Recommended granular structural fill materials, those classified as GW, GP, SW, and SP, should 
consist of a 6-inch minus select, clean, granular soil with no more than 50 percent oversize 
(greater than ¾-inch) material and no more than 12 percent fines (passing No. 200 sieve).  These 
fill materials should be placed in layers not to exceed 12 inches in loose thickness.  Prior to 
placement of structural fill materials, surfaces must be prepared as outlined in the Construction 
Considerations section.  Structural fill material should be moisture-conditioned to achieve 
optimum moisture content prior to compaction.  For structural fill below footings, areas of 
compacted backfill must extend outside the perimeter of the footings for a distance equal to the 
thickness of fill between the bottom of foundation and underlying soils, or 5 feet, whichever is less.  
All fill materials must be monitored during placement and tested to confirm compaction 
requirements, outlined below, have been achieved.

Each layer of structural fill must be compacted, as outlined below:

Below Structures and Rigid Pavements:  A minimum of 95 percent of the maximum dry 
density as determined by ASTM D1557.
Below Flexible Pavements:  A minimum of 92 percent of the maximum dry density as 
determined by ASTM D1557 or 95 percent of the maximum dry density as determined by 
ASTM D698.

The ASTM D1557 test method must be used for samples containing up to 40 percent oversize 
(greater than ¾-inch) particles.  If material contains more than 40 percent but less than 50 percent 
oversize particles, compaction of fill must be confirmed by proof rolling each lift with a 10-ton 
vibratory roller (or equivalent) until the maximum density has been achieved.  Density testing must 
be performed after each proof rolling pass until the in-place density test results indicate a drop (or 

of required passes should be used as the requirements on the remainder of fill placement.  
Material should contain sufficient fines to fill void spaces, and must not contain more than 50 
percent oversize particles.

7.7   Backfill of Walls

Backfill materials must conform to the requirements of structural fill, as defined in this report.  For 
wall heights greater than 2.5 feet, the maximum material size should not exceed 4 inches in 
diameter.  Placing oversized material against rigid surfaces interferes with proper compaction, 
and can induce excessive point loads on walls.  Backfill shall not commence until the wall has 
gained sufficient strength to resist placement and compaction forces.  Further, retaining walls 
above 2.5 feet in height shall be backfilled in a manner that will limit the potential for damage from 
compaction methods and/or equipment.  It is recommended that only small hand-operated 
compaction equipment be used for compaction of backfill within a horizontal distance equal to the 
height of the wall, measured from the back face of the wall.
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Backfill should be compacted in accordance with the specifications for structural fill, except in 
those areas where it is determined that future settlement is not a concern, such as planter areas.  
In nonstructural areas, backfill must be compacted to a firm and unyielding condition.

7.8   Excavations

Shallow excavations that do not exceed 4 feet in depth may be constructed with side slopes 
approaching vertical.  Below this depth, it is recommended that slopes be constructed in 
accordance with Occupational Safety and Health Administration (OSHA) regulations, Section 
1926, Subpart P.  Based on these regulations, on-site soils are cl
such, excavations within these soils should be constructed at a maximum slope of 1½ feet 
horizontal to 1 foot vertical (1½:1) for excavations up to 20 feet in height.  Excavations in excess 
of 20 feet will require additional analysis.  Note that these slope angles are considered stable for 
short-term conditions only, and will not be stable for long-term conditions.

During the subsurface exploration, test pit sidewalls generally exhibited little indication of collapse.  
For deep excavations, native granular sediments cannot be expected to remain in position.  These 
materials are prone to failure and may collapse, thereby undermining upper soil layers.  This is 
especially true when excavations approach depths near the water table.  Care must be taken to 
ensure that excavations are properly backfilled in accordance with procedures outlined in this 
report.

7.9   Groundwater Control

Groundwater was not encountered during the investigation and is anticipated to be below the 
depth of most construction.  Special precautions may be required for control of surface runoff and 
subsurface seepage.  It is recommended that runoff be directed away from open excavations.  
Silty and clayey soils may become soft and pump if subjected to excessive traffic during time of 
surface runoff.  Ponded water in construction areas should be drained through methods such as 
trenching, sloping, crowning grades, nightly smooth drum rolling, or installing a French drain 
system.  Additionally, temporary or permanent driveway sections should be constructed if 
extended wet weather is forecasted.

8.   GENERAL COMMENTS

Based on the subsurface conditions encountered during this investigation and available 
information regarding the proposed development, the site is adequate for the planned 
construction.  When plans and specifications are complete, and if significant changes are made 
in the character or location of the proposed development, consultation with Atlas must be 
arranged as supplementary recommendations may be required.  Suitability of subgrade soils and 
compaction of structural fill materials must be verified by Atlas personnel prior to placement of 
structural elements.  Additionally, monitoring and testing should be performed to verify that 
suitable materials are used for structural fill and that proper placement and compaction techniques 
are utilized.
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Atlas warrants that findings and conclusions contained herein have been formulated in 
accordance with generally accepted professional engineering practice in the fields of foundation 
engineering, soil mechanics, and engineering geology only for the site and project described in 
this report.  These engineering methods have been developed to provide the client with 
information regarding apparent or potential engineering conditions relating to the site within the 
scope cited above and are necessarily limited to conditions observed at the time of the site visit 
and research.  Field observations and research reported herein are considered sufficient in detail 
and scope to form a reasonable basis for the purposes cited above.

Exclusive Use

This report was prepared for exclusive use of the property owner(s), at the time of the 
  Conclusions and recommendations 

presented in this report are based on the agreed-upon scope of work outlined in this report 
together with the Contract for Professional Services between the Client and Atlas Technical 
Consultants 
parties other than the Client is at their own risk.  Neither Client nor Consultant make representation 
of warranty to such other parties as to accuracy or completeness of this report or suitability of its 
use by such other parties for purposes whatsoever, known or unknown, to Client or Consultant.  
Neither Client nor Consultant shall have liability to indemnify or hold harmless third parties for 
losses incurred by actual or purported use or misuse of this report.  No other warranties are 
implied or expressed.

Report Recommendations are Limited and Subject to Misinterpretation

There is a distinct possibility that conditions may exist that could not be identified within the scope 
of the investigation or that were not apparent during our site investigation.  Findings of this report 
are limited to data collected from noted explorations advanced and do not account for unidentified 
fill zones, unsuitable soil types or conditions, and variability in soil moisture and groundwater 
conditions.  To avoid possible misinterpretations of findings, conclusions, and implications of this 
report, Atlas should be retained to explain the report contents to other design professionals as 
well as construction professionals.

Since actual subsurface conditions on the site can only be verified by earthwork, note that 
construction recommendations are based on general assumptions from selective observations 
and selective field exploratory sampling.  Upon commencement of construction, such conditions 
may be identified that require corrective actions, and these required corrective actions may impact 
the project budget.  Therefore, construction recommendations in this report should be considered 
preliminary, and Atlas should be retained to observe actual subsurface conditions during 
earthwork construction activities to provide additional construction recommendations as needed.
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Since geotechnical reports are subject to misinterpretation, do not separate the soil logs from the 
report.  Rather, provide a copy of, or authorize for their use, the complete report to other design 
professionals or contractors.  Locations of exploratory sites referenced within this report should 
be considered approximate locations only.  For more accurate locations, services of a 
professional land surveyor are recommended.

This report is also limited to information available at the time it was prepared.  In the event 
additional information is provided to Atlas following publication of our report, it will be forwarded 
to the client for evaluation in the form received.

Environmental Concerns

Comments in this report concerning either onsite conditions or observations, including soil 
appearances and odors, are provided as general information.  These comments are not intended 
to describe, quantify, or evaluate environmental concerns or situations.  Since personnel, skills, 
procedures, standards, and equipment differ, a geotechnical investigation report is not intended 
to substitute for a geoenvironmental investigation or a Phase II/III Environmental Site 
Assessment.  If environmental services are needed, Atlas can provide, via a separate contract, 
those personnel who are trained to investigate and delineate soil and water contamination.
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Test Pit Log #: TP-1
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.513370
Longitude: -116.493220
Depth to Water Table: Not Encountered
Total Depth: 6.1 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.4

Lean Clay with Sand (CL): Brown, slightly 
moist, medium stiff, with fine to medium-
grained sand.
--Organic material and plow zones to a depth 
of 1 foot bgs.

0.75

1.4-6.1

Sandy Silt (ML):  Brown, slightly moist, stiff to 
very stiff, with fine to medium-grained sand.
--Refusal on basalt rock at a depth of 6.1 feet
bgs.

Notes: See Site Map for test pit location.
            Infiltration testing conducted at a depth of 6.1 feet bgs.

Test Pit Log #: TP-2
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.513919
Longitude: -116.493232
Depth to Water Table: Not Encountered
Total Depth: 9.2 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.6

Lean Clay with Sand (CL): Brown, slightly 
moist, medium stiff, with fine to medium-
grained sand.
--Organic material and plow zones to a depth 
of 1 foot bgs.

0.75

1.6-9.2

Sandy Silt (ML):  Brown, slightly moist, stiff to 
hard, with fine to coarse-grained sand.
--Weak calcium carbonate cementation from 
3.5 to 9.2 feet bgs.
--Refusal on basalt rock at a depth of 9.2 feet 
bgs.

Notes: See Site Map for test pit location.

This document was created by an application that isn’t licensed to use novaPDF.
Purchase a license to generate PDF files without this notice.

http://www.novapdf.com/


Atlas No. B213035g
Page | 20

Copyright © 2021 Atlas Technical Consultants

Test Pit Log #: TP-3
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.514004
Longitude: -116.492150
Depth to Water Table: Not Encountered
Total Depth: 8.4 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.3

Lean Clay with Sand (CL): Brown, slightly 
moist, medium stiff, with fine to medium-
grained sand. 
--Organic material and plow zones to a depth 
of 1 foot bgs.

0.75

1.3-8.4

Sandy Silt (ML): Brown, slightly moist, stiff to 
hard, with fine to coarse-grained sand. 
--Weak calcium carbonate cementation from 
2.8 to 8.4 feet bgs.
--Refusal on basalt rock at a depth of 8.4 feet 
bgs.

Notes: See Site Map for test pit location. 

Test Pit Log #: TP-4
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.514769
Longitude: -116.492048
Depth to Water Table: Not Encountered
Total Depth: 4.5 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.2

Lean Clay with Sand (CL): Brown, slightly 
moist, medium stiff, with fine to medium-
grained sand. 
--Organic material and plow zones to a depth 
of 1 foot bgs.

0.75

1.2-4.5

Sandy Silt (ML): Brown, slightly moist, very 
stiff to hard, with fine to coarse-grained sand. 
--Weak calcium carbonate cementation 
throughout.
--Refusal on basalt rock at a depth of 4.5 feet 
bgs.

Notes: See Site Map for test pit location. 
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Test Pit Log #: TP-5
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.515734
Longitude: -116.491675
Depth to Water Table: Not Encountered
Total Depth: 5.1 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.4

Lean Clay with Sand (CL): Brown, slightly 
moist, medium stiff, with fine to medium-
grained sand. 
--Organic material and plow zones to a depth 
of 1 foot bgs.

0.75

1.4-5.1

Sandy Silt (ML): Brown, dry, stiff to hard, with 
fine to coarse-grained sand. 
--Weak calcium carbonate cementation from 
2.9 to 5.1 feet bgs.
--Refusal on basalt rock at a depth of 5.1 feet 
bgs.

Notes: See Site Map for test pit location. 
            Infiltration testing conducted at a depth of 5.1 feet bgs. 

Test Pit Log #: TP-6
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.514699
Longitude: -116.490435
Depth to Water Table: Not Encountered
Total Depth: 9.2 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.2

Lean Clay with Sand (CL): Brown, slightly 
moist, medium stiff, with fine to medium-
grained sand. 
--Organic material and plow zones to a depth 
of 1 foot bgs.

0.75

1.2-9.2

Sandy Silt (ML): Brown, dry, stiff to hard, with 
fine to coarse-grained sand.
--Weak calcium carbonate cementation from 
3.3 to 9.2 feet bgs.
--Refusal on basalt rock at a depth of 9.2 feet 
bgs.

Notes: See Site Map for test pit location. 
            Infiltration testing conducted at a depth of 9.2 feet bgs.
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Test Pit Log #: TP-7
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.514023
Longitude: -116.490859
Depth to Water Table: Not Encountered
Total Depth: 6.6 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.5

Lean Clay with Sand (CL): Brown, slightly 
moist, medium stiff, with fine to medium-
grained sand. 
--Organic material and plow zones to a 
depth of 1 foot bgs.

GS 1.0-1.5 0.75 A

1.5-6.6

Sandy Silt (ML): Brown, dry, stiff to hard, 
with fine to coarse-grained sand. 
--Weak calcium carbonate cementation 
from 3.1 to 6.6 feet bgs.
--Refusal on basalt rock at a depth of 6.6
feet bgs.

Notes: See Site Map for test pit location.

Lab Test ID Moisture (%) LL PI
Sieve Analysis (% Passing)

#4 #10 #40 #100 #200
A 16.3 31 9 99 98 95 90 77.9

Test Pit Log #: TP-8
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.513284
Longitude: -116.491078
Depth to Water Table: Not Encountered
Total Depth: 8.9 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.4

Lean Clay with Sand (CL): Brown, slightly 
moist, medium stiff, with fine to medium-
grained sand. 
--Organic material and plow zones to a depth 
of 1 foot bgs.

0.75

1.4-8.9

Sandy Silt (ML): Brown, dry, stiff to hard, with 
fine to coarse-grained sand. 
--Weak calcium carbonate cementation from 
2.8 to 8.9 feet bgs.
--Refusal on basalt rock at a depth of 8.6 feet 
bgs.

Notes: See Site Map for test pit location. 
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Test Pit Log #: TP-9
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.515059
Longitude: -116.489707
Depth to Water Table: Not Encountered
Total Depth: 11.6 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.6

Lean Clay with Sand (CL): Brown, slightly 
moist, medium stiff, with fine to medium-
grained sand. 
--Organic material to a depth of 1 foot bgs.

0.75

1.6-10.0

Sandy Silt (ML): Brown, dry, very stiff, with fine 
to coarse-grained sand. 
--Moderate calcium carbonate cementation 
from 6.9 to 10.0 feet bgs.

10.0-11.6

Sandy Lean Clay (CL): Brown, dry, hard, with 
fine to medium-grained sand.
--Refusal on indurated clay at a depth of 11.6 
feet bgs.

Notes: See Site Map for test pit location. 
            Piezometer installed to a depth of 11.6 feet bgs.

Test Pit Log #: TP-10
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.516354
Longitude: -116.487011
Depth to Water Table: Not Encountered
Total Depth: 8.1 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.4

Lean Clay with Sand (CL): Brown, slightly 
moist, medium stiff, with fine to medium-
grained sand. 
--Organic material and plow zones to a depth 
of 1 foot bgs.

0.75

1.4-8.1

Sandy Silt (ML): Light brown, dry, very stiff to 
hard, with fine to coarse-grained sand. 
--Moderate calcium carbonate cementation 
throughout.
--Refusal on basalt rock at a depth of 8.1 feet 
bgs.

Notes: See Site Map for test pit location. 
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Test Pit Log #: TP-11
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.515509
Longitude: -116.487674
Depth to Water Table: Not Encountered
Total Depth: 10.4 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.8

Lean Clay with Sand (CL): Brown, slightly 
moist, medium stiff, with fine to medium-
grained sand. 
--Organic material and plow zones to a depth 
of 1 foot bgs.

Bulk 1.0-1.5 0.75 R-value

1.8-10.4

Sandy Silt (ML): Brown, dry, very stiff to hard, 
with fine to coarse-grained sand. 
--Weak calcium carbonate cementation 
throughout.
--Refusal on basalt rock at a depth of 10.4 feet 
bgs.

Notes: See Site Map for test pit location. 

Test Pit Log #: TP-12
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.515085
Longitude: -116.488617
Depth to Water Table: Not Encountered
Total Depth: 10.4 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.3

Lean Clay with Sand (CL): Brown, slightly 
moist, medium stiff, with fine to medium-
grained sand. 
--Organic material and plow zones to a depth 
of 1 foot bgs.

0.75

1.3-10.4

Sandy Silt (ML): Light brown, dry to slightly 
moist, stiff to hard, with fine to coarse-grained 
sand.
--Weak calcium carbonate cementation from 
2.5 to 10.4 feet bgs.
--Refusal on basalt rock at a depth of 10.4 feet 
bgs.

Notes: See Site Map for test pit location. 
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Test Pit Log #: TP-13
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.514232
Longitude: -116.489891
Depth to Water Table: Not Encountered
Total Depth: 13.8 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.3

Lean Clay with Sand (CL): Brown, slightly 
moist, medium stiff, with fine to medium-
grained sand. 
--Organic material and plow zones to a depth 
of 1 foot bgs.

0.75

1.3-11.5

Sandy Silt (ML): Light brown, dry, very stiff to 
hard, with fine to coarse-grained sand. 
--Weak calcium carbonate cementation from 
5.7 to 11.5 feet bgs.

11.5-13.8

Lean Clay with Sand (CL): Brown, slightly 
moist, hard, with fine to medium-grained sand. 
--Refusal on indurated clay at a depth of 13.8 
feet bgs. 

Notes: See Site Map for test pit location. 

Test Pit Log #: TP-14
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.513946
Longitude: -116.489470
Depth to Water Table: Not Encountered
Total Depth: 9.6 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.9

Lean Clay with Sand (CL): Brown, slightly 
moist, medium stiff, with fine to medium-
grained sand. 
--Organic material and plow zones to a depth 
of 1 foot bgs.

0.75

1.9-9.6

Sandy Silt (ML): Light brown, dry, stiff to hard, 
with fine to coarse-grained sand.
--Weak calcium carbonate cementation from 
4.4 to 9.6 feet bgs.
--Refusal on basalt rock at a depth of 9.6 feet 
bgs.

Notes: See Site Map for test pit location. 
            Infiltration testing conducted at a depth of 9.6 feet bgs.
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Test Pit Log #: TP-15
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.514030
Longitude: -116.488480
Depth to Water Table: Not Encountered
Total Depth: 10.3 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-2.4

Lean Clay with Sand (CL): Brown, slightly 
moist, very stiff, with fine to medium-grained 
sand. 
--Organic material and plow zones to a depth 
of 1 foot bgs.

2.25

2.4-10.3

Sandy Silt (ML): Light brown to brown, dry, 
very stiff to hard, with fine to coarse-grained 
sand. 
--Weak calcium carbonate cementation from 
4.6 to 10.3 feet bgs.
--Refusal on basalt rock at a depth of 10.3 feet 
bgs.

Notes: See Site Map for test pit location. 

Test Pit Log #: TP-16
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.514700
Longitude: -116.487201
Depth to Water Table: Not Encountered
Total Depth: 4.9 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.1

Lean Clay with Sand (CL): Brown, slightly 
moist, very stiff, with fine to medium-grained 
sand. 
--Organic material and plow zones to a depth 
of 1 foot bgs.

3.5

1.1-4.9

Sandy Silt (ML): Brown, dry, very stiff to hard, 
with fine to coarse-grained sand. 
--Weak calcium carbonate cementation 
throughout.
--Refusal on basalt rock at a depth of 4.9 feet 
bgs.

Notes: See Site Map for test pit location. 
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Test Pit Log #: TP-17
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.514012
Longitude: -116.486229
Depth to Water Table: Not Encountered
Total Depth: 10.3 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.9

Lean Clay with Sand (CL): Brown, slightly 
moist, very stiff, with fine to medium-grained 
sand. 
--Organic material and plow zones to a depth 
of 1 foot bgs.

3.5

1.9-10.3

Sandy Silt (ML): Light brown to brown, dry, 
very stiff to hard, with fine to coarse-grained 
sand. 
--Weak calcium carbonate cementation 
throughout.
--Refusal on basalt rock at a depth of 10.3 feet 
bgs.

Notes: See Site Map for test pit location. 

Test Pit Log #: TP-18
Date Advanced: November 8, 2021
Excavated by: Turn of the Century Homes
Logged by: Bryar Jensen, EI

Latitude: 43.515035
Longitude: -116.486296
Depth to Water Table: Not Encountered
Total Depth: 8.9 feet bgs

Depth
(feet bgs)

Field Description and USCS Soil and 
Sediment Classification

Sample 
Type

Sample Depth
(feet bgs) Qp Lab 

Test ID

0.0-1.7

Lean Clay with Sand (CL): Brown, slightly 
moist, very stiff, with fine to medium-grained 
sand. 
--Organic material and plow zones to a depth 
of 1 foot bgs.

2.5

1.7-8.9

Sandy Silt (ML): Light brown to brown, dry, 
very stiff to hard, with fine to coarse-grained 
sand. 
--Weak calcium carbonate cementation 
throughout.
--Refusal on basalt rock at a depth of 8.9 feet 
bgs.

GS 8.0-8.5 B

Notes: See Site Map for test pit location.
            Infiltration testing conducted at a depth of 8.9 feet bgs.

Lab Test ID Moisture (%) LL PI
Sieve Analysis (% Passing)

#4 #10 #40 #100 #200
B 24.1 NP NP 86 83 81 80 69.6
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Unified Soil Classification System
Major Divisions Symbol Soil Descriptions

Coarse-
Grained 
Soils < 
50%

passes 
No.200 
sieve

Gravel & 
Gravelly Soils 

< 50%
coarse 
fraction 

GW Well-graded gravels; gravel/sand mixtures with little or no fines
GP Poorly-graded gravels; gravel/sand mixtures with little or no fines
GM Silty gravels; poorly-graded gravel/sand/silt mixtures
GC Clayey gravels; poorly-graded gravel/sand/clay mixtures

Sand & Sandy 
Soils > 50%

coarse 
fraction 

passes No.4 

SW Well-graded sands; gravelly sands with little or no fines
SP Poorly-graded sands; gravelly sands with little or no fines
SM Silty sands; poorly-graded sand/gravel/silt mixtures
SC Clayey sands; poorly-graded sand/gravel/clay mixtures

Fine-
Grained 
Soils > 
50%

passes 
No.200 
sieve

Silts & Clays
LL < 50

ML Inorganic silts; sandy, gravelly or clayey silts

CL Lean clays; inorganic, gravelly, sandy, or silty, low to medium-
plasticity clays

OL Organic, low-plasticity clays and silts

Silts & Clays
LL > 50

MH Inorganic, elastic silts; sandy, gravelly or clayey elastic silts
CH Fat clays; high-plasticity, inorganic clays
OH Organic, medium to high-plasticity clays and silts

Highly Organic Soils PT Peat, humus, hydric soils with high organic content

Relative Density and Consistency 
Classification

Moisture Content and Cementation 
Classification

Coarse-Grained Soils SPT Blow Counts (N) Description Field Test
Very Loose: < 4 Dry Absence of moisture, dry to touch

Loose: 4-10 Slightly Moist Damp, but no visible moisture
Medium Dense: 10-30 Moist Visible moisture

Dense: 30-50 Wet Visible free water
Very Dense: > 50 Saturated Soil is usually below water table

Fine-Grained Soils SPT Blow Counts (N) Description Field Test
Very Soft: < 2 Weak Crumbles or breaks with handling or 

slight finger pressureSoft: 2-4
Medium Stiff: 4-8 Moderate Crumbles or breaks with 

considerable finger pressureStiff: 8-15
Very Stiff: 15-30 Strong Will not crumble or break with finger 

pressureHard: > 30

Particle Size Acronym List
Boulders: > 12 in. GS grab sample
Cobbles: 12 to 3 in. LL Liquid Limit
Gravel: 3 in. to 5 mm M moisture content
Coarse-Grained Sand: 5 to 0.6 mm NP non-plastic
Medium-Grained Sand: 0.6 to 0.2 mm PI Plasticity Index
Fine-Grained Sand: 0.2 to 0.075 mm Qp penetrometer value, unconfined compressive 

strength, tsfSilts: 0.075 to 0.005 mm
Clays: < 0.005 mm V vane value, ultimate shearing strength, tsf
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Subsurface problems are a principal cause of construction delays, cost overruns, claims, and disputes. 

While you cannot eliminate all such risks, you can manage them. The following information is provided to help.

The Geoprofessional Business Association (GBA) 
has prepared this advisory to help you – assumedly 
a client representative – interpret and apply this 
geotechnical-engineering report as effectively as 

exposure to problems associated with subsurface 
conditions at project sites and development of 
them that, for decades, have been a principal cause 
of construction delays, cost overruns, claims, 
and disputes. If you have questions or want more 
information about any of the issues discussed herein, 
contact your GBA-member geotechnical engineer. 
Active engagement in GBA exposes geotechnical 
engineers to a wide array of risk-confrontation 

everyone involved with a construction project.

Understand the Geotechnical-Engineering Services 
Provided for this Report

Geotechnical-Engineering Services are Performed 

Read this Report in Full

You Need to Inform Your Geotechnical Engineer  
About Change
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Most of the “Findings” Related in This Report
Are Professional Opinions

This Report’s Recommendations Are  

This Report Could Be Misinterpreted

Give Constructors a Complete Report and Guidance

Read Responsibility Provisions Closely

Geoenvironmental Concerns Are Not Covered
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Environmental Health Services 
13307 Miami Lane 
Caldwell, ID  83607 
208.455.5400 
FAX 208.455.5405 

Name of Development: _________________________________________________________________ 
Applicant: _________________________________________________________________ 
P.E./P.G.: _________________________________________________________________ 
All others in Attendance: _________________________________________________________________ 

_________________________________________________________________ 
_________________________________EHS #’s__________Date___________ 

Number of Lots or Flow: _________________ Acreage of Proposed Development: __________________ 
Location of Development: _________________________________________________________________ 

_________________________________________________________________ 
_________________________________________________________________ 

Project in Area of Concern: ______________________ Groundwater/Rock <10’ ______________________ 
Level 1 NP Necessary for N: _________________________________________________________________ 

LSAS/CSS Proposed:  _________________________________________________________________ 
BRO meeting for P or above: _________________________________________________________________ 
Proposed Drinking Water: Individual     , City     , Community     , Public Water Supply 
BRO meeting for PWS, Com: _________________________________________________________________ 

Information Distributed: 

Additional Comments: 

SER       , NP Guidance       , Non-Domestic WW ap. 

_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 
_________________________________________________________________ 

Attach conceptual plan, if provided, or any other correspondence, and create a file for this information.  The information will be 
helpful when responding to the county about permitting requirements and should be maintained with the subdivision file or 
commercial permit file when completed, for a complete written history of the project and SWDH involvement. 

1008 E. Locust 
Emmett 83617 
365-6371 
FAX 365-4729 

1155 Third Ave., N. 
Payette 83661 
642-9321 
FAX 642-5098 

46 W. Court 
Weiser 83672 
549-2370 
FAX 549-2371 

824 S. Diamond St. 
Nampa 83686 
465-8402 
FAX 442-2809 

Southwest District Health 
Pre-Development Meeting 
Planned Unit/Commercial 



 

Atlas No. B212203g 
Page | 1 

Copyright © 2023 Atlas Technical Consultants 

January 20, 2023 
Atlas No. B212203g 

 
Mr. Tanner Verhoeks 
Haven Idaho 
521 North 10th Avenue #4 
Caldwell, ID 83605 
 

Subject: Accessory Dwelling Unit Letter – Level 1 Nutrient Pathogen Study 
 Haven Creek Subdivision 
 9814 Robinson Road 

Kuna, ID 
 

Dear Mr. Verhoeks: 

Atlas previously conducted a Nutrient Pathogen (NP) Study for the above-mentioned project 

(Atlas File Number B212203g).  The previous study was based on a total of 26 residential lots, 

with each residence assumed to be 4 bedrooms in size.  This equated to a per lot wastewater 

flow of 300 gallons per day (gpd).  Results of that study indicated that 40 percent nitrate reducing 

septic systems would be required for each lot in order to meet down-gradient nitrate concentration 

limits required by the Southwest District Health (SWDH) and Idaho Department of Environmental 

Quality (IDEQ).  The NP Study has been submitted to SWDH and IDEQ for review, though results 

of that review are not yet available.   

Atlas has since been informed that it is desirable to increase the number of residential lots to 29, 

and that accessory dwelling units (ADUs) may be constructed on at least some of the lots.  Atlas 

preliminarily re-analyzed the site assuming that up to 500 gpd of wastewater flow would be used 

for each of the proposed 29 lots, which would allow for a 4-bedroom residence and 2-bedroom 

ADU on a single lot.  Wastewater flow could be adjusted as needed for each structure on any 

given lot, though the total effluent is limited to 500 gpd per lot.  Atlas also assumed a minimum lot 

size of 1 acre in the re-analysis.  Results of the analysis indicate that as long as each individual 

lot width perpendicular to groundwater flow direction is at least 145 feet and advanced treatment 

capable of 65% nitrate reduction is implemented, the site will meet the point-of-compliance down-

gradient nitrate concentrations as required by SWDH and IDEQ. Smaller lots widths perpendicular 

to groundwater flow could also be considered for lots where no ADUs are planned and flow rates 

are less than 500 gpd.  Once Atlas is provided a revised lot layout showing the proposed 29 lots, 

a revised NP Study will be prepared and submitted to SWDH and IDEQ for review and approval. 

If you have any questions, please call us at (208) 376-4748. 

Respectfully submitted, 

 

Monica Saculles, PE  
Senior Geotechnical Engineer  



Appendix B

Fire Appendices attached in Appendix B:

● 1st Review Pre-Plat Residential Subdivision Conditional letter_Fire District.pdf
● Haven Creek - Kuna Fire - Prelim Plat Approved 20230501.pdf
● Haven Creek - Kuna Rural Fire Protection District - Response Times.pdf
● HC - Kuna Fire Letter 2024.pdf

https://drive.google.com/file/d/1MJfK4W1iaZBIqqWkPALytIJkNJknsWwx/view?usp=drive_link
https://drive.google.com/file/d/1MJVVZI5k4NAzxK6gcy7l1bxxjjSSLHvf/view?usp=drive_link
https://drive.google.com/file/d/1MJUoYQcwo7K0et8L_f790dWAaj2FlTY1/view?usp=drive_link
https://drive.google.com/file/d/1ZtqsTOi7brgU4G-X4RkmQ6oHeW89hW7J/view?usp=drive_link


 
KUNA RURAL FIRE DISTRICT 

EST. 1951 

 

 

 
 

150 W BOISE ST 
PO Box 607 

Kuna, ID 83634 
PHONE: (208) 922-1144 

FAX: (208) 922-1982 
 

 
 
Date:   3/13/2022 
From:   Kuna Rural Fire Protection District 

 
Regarding:  Haven Creek Subdivision Pre_Plat  
  E Lewis Lane / Robinson Rd 

Kuna, ID 
 
New residential subdivisions shall comply with the Idaho State Fire Code section 102.5 and section 
D107 for one or two family residential developments.  
 

• Fire Apparatus Access:  

Plans indicate a single fire service roadway connection from south Robinson Road. This 
service roadway shall be maintained unobstructed with approved cul-de-sacs available for 
fire apparatus turn around.  A secondary access, complying with IFC section D107.2, may be 
required if more than 30 buildable lots are proposed. No Parking Fire Lane signs shall be 
installed in areas determined to have significant potential to obstruct emergency access and 
firefighting operations. Refer to IFC appendix “D” sections D103, D103.6.1, & D103.6.2 for 
details.      
 

• Fire Hydrants:  

A fire hydrant water distribution system and approved fire hydrants are required. At least 
one fire hydrant shall be available along residential service roadways and within 600 lineal 
feet of the furthest exterior portion of each future residential building.  Hydrants and fire 
flow shall be designed to meet the minimum requirements of IFC appendix B105.1 for one- 
and two-family dwellings.  
 

Premises Identification:  

• New residential buildings shall be provided with approved address identification. The 
address identification shall be legible and placed in a position that is visible from the street 
or road fronting the property. Address numbers shall be not less than 4 inches high with a 
minimum stroke of ½ inch. Where access is by means of a private road and the building 
cannot be viewed from the public way, a monument, pole or other means shall be used to 
identify the structure. (IFC 505.1) 
 

 
Regards, 
 
Kuna Rural Fire Protection District  
Kuna, ID 83634  
1.208.922.1144 (main)  
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Tanner Verhoeks <tanner@havenidaho.com>

Haven Creek - Kuna Rural Fire Protection District - Request for Support
T.J. Lawrence <tlawrence@kunafire.com> Mon, Apr 10, 2023 at 2:59 PM
To: "tanner@havenidaho.com" <tanner@havenidaho.com>
Cc: "scott@fccnwi.com" <scott@fccnwi.com>

Mr. Verhoeks,

 

The drive time from Kuna Fire Station #1 to the SE corner of Robinson RD and Lewis LN is approximately 10-12 minutes. 

 

Thank you,

 

T.J. Lawrence

Fire Chief

Kuna Rural Fire District

PO Box 607

Kuna, Idaho 83634

Station 1:(208)922-1144

Fax:(208)922-1982

 

[Quoted text hidden]





Appendix C

EMS Appendices Attached in Appendix C:

● HC - Canyon Paramedics.pdf

https://drive.google.com/file/d/1yDp9xUMe5aZfYMc44pPrsuJsxxwtK1pK/view?usp=drive_link


1

Samantha Hammond

From: Michael Stowell <mstowell@ccparamedics.com>
Sent: Monday, May 6, 2024 4:34 PM
To: Samantha Hammond
Subject: RE: EMS Services | Land Development Application

Follow Up Flag: Follow up
Flag Status: Flagged

To help 
protect your 
privacy, 
Micro so ft 
Office 
prevented 
auto matic  
download of 
this pictu re  
from the  
In ternet.

Samantha, 
 
I have some response Ɵmes and informaƟon to share.  We are currently running a levy override on the May 21 ballot 
due to the growth in Canyon County over the last several years.  The Ambulance District does not currently have the 
funds to maintain current levels of service let alone add any staƟons or ambulances.  You can visit our website to see 
more informaƟon about our needs.  www.ccparamedics.com 
 
Medic 41 is located at 406 ConsƟtuƟon way and is first in to your development with a response Ɵme of 12 
minutes.  Medic 41 is the second busiest ambulance in the County.  This staƟon is being torn down in the near future 
due to private development and the fact that the Ambulance District does not own this staƟon.  If voter approved, the 
levy would provide funds to rebuild this staƟon. 
 
Medic 44 is located at 4280 East Flamingo and is second in to your development with a response Ɵme of 13.34 minutes. 
 
Medic 42 is located at 301 6th St North and is third in to your development with a response Ɵme of 14.52 minutes. 
 
Medic 45 is located at 1725 West Roosevelt and is third in to your development with a response Ɵme of 16.55 
minutes.  Medic 45 is the first ambulance that is shut on certain days due to funding/staffing.  Shuƫng down this unit 
causes other units to have longer response Ɵmes. 
 
Medic 43 is located at 1222 North Midland Boulevard and is fourth in to your development with a response Ɵme of 18 
minutes.  Medic 43 is the second busiest ambulance in the County. 
 
I hope this helps with your planning.  Please let me know if you need further clarificaƟon or have any other quesƟons. 
 
-Michael 
 

From: Samantha Hammond <SHammond@ardurra.com>  
Sent: Friday, May 03, 2024 10:30 AM 
To: Michael Stowell <mstowell@ccparamedics.com> 
Subject: RE: EMS Services | Land Development Application 
 
Michael- 
 
Here is a highlighted vicinity map the parcel numbers include:  

- R289630 
- R2896101 
- R28961011 



Appendix D

School Appendices Attached in Appendix D:

● KSD - Haven Creek Support Letter 20230505.pdf
● Haven Creek - KSD - V3 signed 06062023 EXECUTED.pdf
● KSD - HTV Creek - Letter of Support 2024.pdf

https://drive.google.com/file/d/1MvCte4VrGL9ib6zEjhiRYwk1qaET3OXi/view?usp=drive_link
https://drive.google.com/file/d/1Mx-GnAE0k3RGnSdQBE94l3FtEcVO2BrX/view?usp=drive_link
https://drive.google.com/file/d/1tUpCo4OOABm-_DdSfPO-mv1jo5tGASfN/view?usp=drive_link


Kuna School District
Inspiring each student to become a lifelong learner and a contributing, responsible citizen.

May 5, 2023

RE: Haven Creek Subdivision

Dear Canyon County Commissioners.

Kuna School District has reviewed the application of Haven Creek and provides the following comments for
your consideration. Kuna School District has experienced approximately 2% growth over the last ten years.
While the developments approved exceed our current capacity, Haven Creek has been able to partner with Kuna
School District in helping to mitigate the impact of this development.

Kuna School District has experienced unprecedented growth recently and we seek voluntary partnerships with
developers to support our ability to educate the students in our community.

Because this developer has partnered with us, we can serve the students generated from this development of 29
homes.

We do request the following regarding bussing for this subdivision. Our practice is that buses try not to go into
subdivisions. We request that the pickup area for this subdivision is located on the east side of Robinson Road.
We ask there be space for children to congregate and wait for the bus twelve feet from the road. Twelve feet is
the minimum safe distance for our buses. The district has worked with the developer on the location and they
have confirmed and met our request.

In order to reduce our reliance on bonds, and to promote reasonable growth within our district that pays for itself,
we seek partnerships with the residential developers of this area. We are grateful for the level of partnership
demonstrated by Haven Creek.

Regards,

Danielle Horras and Robbie Reno

School District Planners

CC: School Board of Trustees

711 E. Porter Rd., Kuna, Idaho 83634
Phone: (208) 922-1000 FAX: (208) 922-5646
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Kuna School District
Empowering students to lead productive lives.

May 30, 2024

RE: Haven Creek Subdivision

Dear Canyon County Commissioners:

We previously provided commentary on the proposed Haven Creek Subdivision by letter dated May 5, 2023. In
that letter, we stated that we can serve the 14 forecasted students generated by the 29 homes in this development.
This letter is intended to provide additional detail related to our ability to serve and the partnership this developer
has offered.

Over the course of the past 7 years, Kuna School District has seen an enrollment increase of two percent (2%)
year-to-year. We currently have capacity at the elementary and middle school facilities that would serve these new
homes as follows: Indian Creek at 97% Ross Elementary at 79% and Kuna Middle School at 91%. While our high
schools are currently over capacity, we believe the mitigation that this developer has offered more than adequately
addresses that issue by providing both financial assistance to serve students and valuable educational and
experiential opportunities for all our students.

The Kuna School District has a constitutional duty to provide educational services to children within our district.
We will do so with every means at our disposal. The District has performed an exhaustive study to formulate a
financing plan for current and future demand, culminating in a report prepared by TBG and dated January 2023.
This long term plan includes a $3,268 financing gap for each new single family residence that, if filled, provides
the resources necessary to meet our financing goals along with passing bonds. Our shared agreement with Haven
Creek covers this financial gap in addition to providing unique educational opportunities that we value
tremendously. We are grateful for partnerships such as this that provide additional educational opportunities for our
students while financially mitigating the cost of providing those services.

The Board of Trustees has discussed this topic during a recent public meeting and has unanimously voted to
support this proposal. The executed Letter of Understanding between Haven Creek and Kuna School District,
which describes this agreement, is attached. As noted in Robbie Reno’s testimony before the Commissioners at the
February 8, 2024 public hearing, Kuna School District has the ability to serve the students generated by this
project.

Regards,

Robbie Reno
Kuna School District

711 E. Porter Rd., Kuna, Idaho 83634
Phone: (208) 922-1000

Kim Nixon
Chairman, Zone 4

JD Grant
Vice Chairman, Zone 2

Hillary Lowe
Trustee Zone 1

Kyrsti Bruce
Trustee Zone 3

Michael Thornton
Trustee Zone 5



Appendix E

DA Appendices Attached in Appendix E:
● Development Agreement (Update for BOCC Hearing).docx

https://docs.google.com/document/d/1NMlBwm47CxH2N4mHo42EgYS9Gxtu5tMx/edit?usp=drive_link&ouid=118315156151888279521&rtpof=true&sd=true


 

4881-5816-2620, v. 1 

ATTACHMENT A 
DEVELOPMENT AGREEMENT CONDITIONS 

 

[THESE CONDITIONS TO BE ATTACHED TO  

CANYON COUNTY’S STANDARD FORM OF DEVELOPMENT AGREEMENT; 

UNDERLINED COMPONENTS ARE ADDITIONS/MODIFICATIONS FROM PRIOR 

HEARING DRAFT] 

 

1. The development shall comply with all applicable federal, state, and county laws, ordinances, 

rules and regulations that pertain to the property. 

 
2. Development shall be consistent with the site plan on file with the Canyon County Development 

Services and as reviewed and approved by the Canyon County Board of County Commissioners 

on ___________________. 
 

3. The subject parcel shall be in subjection to the Canyon County Zoning Ordinance Chapter 7, 

Article 17 for platting with a maximum of 29 buildable lots with the average lot size of 1.69 
acres. The following restrictions apply: 

 

a. Future subdivision and development shall conform to the generalized concept plans on file 

with Canyon County.  
 

b. No secondary dwelling (CCZO §07-10-27 & 07-14-25) is allowed on the subdivision lots 

without an expanded nutrient pathogen study and approval by Southwest District Health and 
IDEQ that their standards can be met. 

 

c. Future development shall comply with Idaho Department of Environmental Quality 
requirements and BMPs (best management practices) for dust control during construction, 

and stormwater pollution prevention plan. 

 

d. Future development shall meet all applicable requirements and standards of the Nampa 
Highway District #1. 

 

e. Future development shall meet all applicable Nampa subdivision requirements, in accordance 
with Canyon County Code Section 09-11-19, subject to the right of the Board of County 

Commissioners to approve waivers of standards in connection with plat review. 

 

4. A Public Water System is required to service the 29 residential lots in lieu of individual wells.  
The public water system shall receive all required approvals by any government agency having 

jurisdiction and shall comply with all applicable federal, state, and local rules and laws for 

drinking water systems.  The owner shall receive the necessary IDEQ and/or health district 
approvals for said Public Water System and shall at all times comply with the requirements of 

IDEQ for Public Drinking Water Systems as set forth in Idaho Administrative Code 58.01.08, as 

well as any requirements of Southwest District Health (SWDH).  The Technical, Financial, and 
Managerial documentation filed with IDEQ shall identify an operator qualified as a Responsible 

Charge Operator under IDEQ rules.  Appropriate language shall be included in any Declaration of 

Covenants, Conditions, and Restrictions (CCRs) addressing the common use of the same, 

including pressurized irrigation.  Oversight for the Public Water System shall be provided by the 
Water Users Board, as defined in Condition 9, below.  Ongoing maintenance of common 

facilities and components of the Public Water System shall be identified in an operations and 

maintenance manual (“O&M Manual”) attached to the CCRs and updated from time to time. 
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5. All septic systems to be installed on the property (the “Septic Systems”) shall be Advanced 

Treatment Septic systems and the location and technical specifications for each shall be reviewed 

and approved by SWDH in accordance with its standard processes.  The Septic Systems shall 

conform to the Level I Nutrient Pathogen Study prepared by Atlas Technical Consultants, LLC 
and dated January 14, 2022, subject to any modifications to the foregoing required from time to 

time by IDEQ and SWDH.  Advanced Treatment Septic systems shall include nitrate reducing 

systems with holding tanks, with a treatment medium poured in and maintained.  An O&M 
Manual for operation of the Septic Systems shall be prepared and included in the CCRs to ensure 

ongoing, standard installation, operations, maintenance, and repair of the Septic Systems.  

Homeowners shall be responsible to ensure ongoing maintenance, replacement, and repair of the 
Septic Systems on their individual lots.  The Water Users Board, as defined in Condition 9, 

below, shall have authority to ensure maintenance in accordance with O&M Manual and shall 

retain a certified operator to conduct annual inspections to ensure ongoing operation consistent 

with the O&M Manual.     

 

6. Historic irrigation lateral, drain and ditch flow patterns shall be maintained and protected.  

Modification or improvements shall be approved in writing by the applicable irrigation district.  
 

7. The developer shall comply with CCZO §07-06-07 (4) Time Requirements: “All conditional 

rezones for a land use shall commence within two (2) years of the approval of the board.” 

 

8. The developer shall comply with the terms and conditions of its agreement with Kuna School 

District dated June 15, 2023. 

 

9. Prior to County signature of the first final plat, the owner shall provide CCRs to the County for 

review and approval, which review shall include appropriate provisions related to the 
maintenance and ongoing operation of the Public Water System and Sewer System.  In lieu of a 

typical homeowners’ association, the CCRs shall provide for a “Water Users Board” that is 

responsible for administration of the Public Water System (described in Condition 4, above) as 

well as the Septic Systems on each of the individual lots.  The Water Users Board shall, on an 
ongoing basis, ensure that the Public Water and Septic Systems are incompliance with the 

requirements of IDEQ and Southwest District Health.  The CCRs shall provide operations and 

maintenance manuals for any facilities associated with the Public Water System and Septic 
System, including elements of said systems located on common area and within individually 

owned residential lots.     

 

10. A note shall be placed on the face of each final plat and recorded CCRs that recognizes Idaho 

State Code 22-4503, Right to Farm Act: “No agricultural operation, agricultural facility or 

expansion thereof shall be or become a nuisance, private or public, by any changed conditions in 
or about the surrounding nonagricultural activities after it has been in operation for more than one 

(1) year, when the operation, facility or expansion was not a nuisance at the time it began or was 

constructed.  The provisions of this section shall not apply when a nuisance results from the 

improper or negligent operation of an agricultural operation, agricultural facility or expansion 
thereof.” 

 

11. All residential lots shall be served by pressurized irrigation, managed and maintained by the 
Water Users Board. 
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12. Development shall conform to the requirements of Kuna Rural Fire District as set forth in its 
March 13, 2022 letter, including requirements for fire apparatus access, fire hydrants, and 

premises identification. 

 

13. Structures, including foundations, shall be installed in accordance with the recommendations 

identified in that certain Geotechnical Investigation prepared by Atlas Technical Consultants, 

LLC and dated January 3, 2022. 

 

14. Development shall conform to the requirements of Nampa & Meridian Irrigation District and the 

Boise Project Board of Control. 
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South-East of Nampa

Robinson and Lewis

About 1 mile north of 
Stewart Dairy



South-East of Nampa

Robinson and Lewis

About 1 mile north of 
Stewart Dairy

Inside Nampa 
Area of Impact



South-East of Nampa

Robinson and Lewis

About 1 mile north of 
Stewart Dairy

Inside Nampa 
Area of Impact

Future Land Use:
Low Density Residential



Each dot represents a 
neighboring home.

140 Homes



NAMPA

KUNA



NAMPA

KUNA



NAMPA

KUNA



“Community in the Country”

Haven Ridge -
Middleton



“URBAN 
DENSITY”

65-120
LOTS

RRR1

43
LOTS

21
LOTS

29
LOTS

(Required by 
City of Nampa)

Transitional



Project size: 43.95 AC

Proposed Zoning: R-1 Low-Density 

Buildable Lots: 29 Lots 

Common Lots: 3

Gross Average Size: 1.52 AC

Utilities: Community Well, 

Pressurized Irrigation, & Individual 

Septic 

Concept Plan:

Meandering Curved Roads

Short sight lines

Cul-de-sacs



WORKSHOP #2



Water

PARTNER W/
COUNTY ENGINEER

AND IDWR

● Draft White Paper

WELL
MONITORING

● Partner with IDWR
● Hourly level data from 

three wells surrounding 
property.

PUMPING
TEST

● Sustained draw test w/ 
neighboring well 
monitoring in place.

EXISTING WATER
RIGHT

● Our approved right 
allows 100+ GPM; 
residential will use a tiny 
fraction of that.

COMMUNITY
WATER SYSTEM

● One shared system 
instead of 29 individual.

● Deeper than residential 
wells (200+ feet).

● Reliable and arsenic-
free water system for 
residents. 

● Invite neighbors to 
connect, if they wish.

● Less water use than 
existing irrigation right.

● More expensive and 
complicated, but solves 
multiple challenges.



Dairy

“We support 

small acreage 

residential 

development. 

This creates a 

transitional 

buffer between 

dense city and 

production 

agriculture 

areas.”



Kuna School 
District

“They will help… provide real 

world lessons from design to 

construction.”

“The Completed Swan Falls 

House sale would ultimately 

provide more than we asked 

them to contribute”

Signed Agreement in Place







Character of the Proposed Community



Code and Law



Standards of Evaluation

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

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

A. Is the proposed conditional rezone compatible with surrounding land uses?

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

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

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

A. Does the proposed conditional rezone require public street improvements in order to provide adequate access to 
and from the subject property to minimize undue interference with existing or future traffic patterns? What measures 
have been taken to mitigate traffic impacts?

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



Standards B & C
B: Is the proposed conditional rezone more appropriate than the current zoning designation?
C: Is the proposed conditional rezone compatible with surrounding land uses?

● Nampa, FLUM, and Comp Plan all encourage Residential zoning here

● 140 residential homes already surrounding the property

● Compatible with hobby & production Agriculture

● Compatible with water and septic in area

● Compatible with traffic

● Compatible with school district

❏ Which density makes sense here?



Standards B & C

Which Density Makes Sense?

● Surrounding lot 
sizes between 1/2ac 
to 5ac

● Varying lot sizes are 
natural over time

● Variety of housing 
for a variety of 
people



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

1. Drainage/Irrigation | Pressurized irrigation, no runoff flow change

2. Substandard Wells | Adjacent neighbors may connect to new Community Water system

3. Traffic | No change in intersection level of service

4. Emergency Services | Kuna Rural Fire has adequate access times

5. Ground Water Supply | Tested, measured, monitored - no impact on neighboring wells

6. Upkeep | 1-2 acre lots are kept tidier than larger lots

7. Design | All design elements in the plat will be complementary to 

neighboring physical design



Consistent with Comp Plan

Consistent with County and City FLUMs

Transitional Land Use

Support from Large Production Ag

Community Water System

If Not Here, Then … Where?

Adopt Staff’s Original FCOs



Questions? 
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South-East of Nampa

Robinson and Lewis

About 1 mile north of 
Stewart Dairy

Inside Nampa 
Area of Impact

Future Land Use:
Low Density Residential



Clear Ask from Commissioners
2/8/2024

Limit Comment to the Following

SEPTIC “Engineering details on the viability of septics with the concern of basalt … 

and other rock that is just under the surface.”

EMERGENCY SERVICES
“Solicit information from fire, police, 
and ambulance on the viability of the 
response times to this location.”

SCHOOLS “The viability of the applicant’s impact on the 

school district.”

SECONDARY HOUSES “Secondary houses to be completely 

off the table.”

DEVELOPMENT AGREEMENT “Further discussion about the 

development agreement.”

https://www.canyoncounty.id.gov/wp-content/uploads/2024/03/BP-JAN2024_updated-03.04.24.pdf


SEPTIC “Engineering details on the viability of septics with the concern of basalt … 

and other rock that is just under the surface.”

34 Pages 114 Pages Min: 4.5   |   Max: 13.8



TECHNICAL REVIEW PROCESS

SEPTIC “Engineering details on the viability of septics with the concern of basalt … 

and other rock that is just under the surface.”



EMERGENCY SERVICES
“Solicit information from fire, police, 
and ambulance on the viability of the 
response times to this location.”

● Responded by confirming 

existing adequate response 

times.

● Fire response times will 

improve when Station #2 

(undergoing entitlement and 

coordination) opens.

● Did not respond to multiple 

applicant and Staff inquiries.

● County Code §7-17-09(3)B 

states a preliminary plat is 

considered approved by 

agency if no reply is received.

● Responded with a list of stations 

in the service area of project.

● Response times range 12-15min

● Has levy in place to further 

improve response times.



SCHOOLS “The viability of the applicant’s impact on the 

school district.”

● Provided additional capacity data 

specific to Elementary, Middle, and HS 

facilities serving project location.

● Provided additional context on the 

District’s long term planning and how 

the proposed project fits that plan.

● Reinforced unanimous support from 

District Trustees after public discussion 

on the topic.

2/2/2023          4/11/2023          6/6/2023          9/14/2023          11/2/2023          2/8/2023          5/30/2024



SECONDARY HOUSES “Secondary houses to be completely 

off the table.”

Development Agreement modified to prevent secondary houses.



DEVELOPMENT AGREEMENT “Further discussion about the 

development agreement.”

● Updated DRAFT DA 

provided with submittal

● Establishes WUA: 

centralized responsibility for 

septic and water systems 

● Puts our words into writing

● Happy to discuss further



Questions? 
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Michelle Barron

From: Russ Johnson <randljohnson9901@gmail.com>

Sent: Friday, September 6, 2024 10:40 AM

To: Michelle Barron

Subject: [External]  Rebuttal Ltr - Johnson CR 2022-0005 6Sep24 (Continued Hearing)

Attachments: Exhibit A - Johnson Ltr to CCBOCC CR 2022-0005 6Sep24.pptx; Ltr to CCBOCC Johnson 

CR 2022-0005 Rebuttal 6Sep24_20240906_0001.pdf

Good morning Michelle, please find attached my signed letter in response to the continued public hearing on case 
number CR 2022-0005 (Tanner Verhoeks) scheduled for 17 Sep 2024.  

Sending with two files - one the PDF of the signed letter, the second a .ppt containing exhibit A.  
Trusting both reach you in good order.  

Please advise if anything contained in either attachment is unclear or needs further clarity.  

Thank you for your continued work on this case. 

Russell Johnson 
208.615.6336 

mbarron
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Russell Johnson
9901 Dundee Ct

Nampa, lD 83686

September 5,2024

Canyon County Commissioners
C/O Canyon County Development Services

Attn: Michelle Barron, Case Planner
111 North LL'h Ave, Suite 310
Caldwell, lD 83605-3522

Subj: Tanner Verhoeks Hearing - Case Number CR 2022-0005

Greetings Canyon County Commissioners:

The purpose of this letter is to convey several points of rebuttal & clarity to the most recent (&
amended) request by Tanner Verhoeks for the conditional rezone of parcels R28963, R2891010,
R2891011 and R28961 (-43.95 acres). This information is directly related to those items of concern
noted by the County Commissioners during the February 8th (2024) public hearing as needing additional
clarity

First, response times from Kuna Fire, EMS (Canyon County Paramedics or CCP), and law enforcement
to the proposed area of development are often impacted by the activities of the Union Pacific Railroad,
whose tracks (dual) run just west/northwest of Kuna and bisect Nampa - limiting Fire, CCP response, and
law enforcement to the proposed development from the east and north (see exhibit A). These delays can

last between 3-8 minutes depending on the length and speed of the trains. On an average day, between
20-26 trains transit these tracks and often block multiple crossing sites at the same time. Train traffic is
expected to grow beyond 50 trains/day in the out years. Both Ada and Canyon County Highway districts
have proposed future overpasses to mitigate transit times at key (railroad)rossing points but those
remain decades away from reality. Currently, these at-grade crossing sites directly impact the response
times of Kuna Fire, CCP, and Canyon County Sheriff deputies to the proposed development area.

Second, the proposed development overlays both the Ridenbaugh High Line Canal and the
Fieselmann Lateral, both active and essential irrigation waterways with fast moving water, numerous
gates, drops, and diversions. Per the current plat map, 16 of the 29 plots would border these waterways.
A housing development near such waterways, regardless of mitigation efforts such as fences and warning
signs, poses both a preventable and unnecessary risk to life. Of the 13 subdivisions the applicant listed in
their initial application packet to the County, none of them overlay active canals or laterals in this
manner. ldaho remains the #2 state in the nation for canal drowning fatalities among children 1-5,

bested only by Florida. Should this subdivision ultimately be approved, we collectively fear that loss of
life is inevitable.

Lastly, the 'partnership' between the applicant and the Kuna School District (KSD) (as outlined in the
most recent letters of support from KSD dated 5 May 2023 and 31 May 2O241, constitute borderline
bribery (among developers, including the applicant - and the KSD) and malfeasance on the part of the
KSD Trustees. ltt clear the applicant has 'bought' KSD's support for their rezone application despite the
growing capacity and overcrowding issues across the school district. Despite the perceived
'innovativeness' of the 'partnership', it will tikely not survive future legal challenges involving the SW

ldaho Building Contractors Association, the City of Kuna, and the KSD. ('Disturbed:' Kuna School District
rejects request to stop testifying against developments, Sydney Kidd - February 28,2024. Kuna School

District reiects reguest to stop testifving at meetings (boisedev.com) and Kuna's Catch-22: Housing
shortage and over-capacitv schools I Local News I idahopress.com



I appreciate your consideration and again ask you to deny this conditional rezone request by Tanner
Verhoeks. The Canyon County Planning and Zoning Commission has now twice recommended denial of
this application and done so with due diligence.

Sincerely,

n

Attached - Exhibit A (Map of UP Railway route in relation to proposed development)



Active RR Tracks

Proposed 
Subdivision

CCP Medic 44
(4280 E. Flamingo) 

Kuna Rural Fire

Exhibit A  (Pg 1 of 2)



Source: Meridian Road Extension Corridor Study (May 2024) Pgs vi-vii

Exhibit A  (Pg 2 of 2)
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Michelle Barron

From: nikki rodriguez <niknik0821@gmail.com>

Sent: Monday, September 9, 2024 9:45 AM

To: Michelle Barron

Subject: [External]  Written testimony for CR2022-0020 and SD2022-0030

Good morning, Michelle, 

I hope you had a good weekend! I wasn’t sure if we were allowed to email our written testimony for the upcoming 
hearing for CR2022-0020 and SD2022-0030. Below is the testimony for the Benedetto family at 16670 Buckaroo Circle. If 
this isn’t allowed please let me know and I can print and drop it off at the office. 

Thank you! 
Nikki Benedetto 

To whom it may concern,   

 In reference to Agricultural rezone proposal CR2022-0020 and SD2022-0030 I write this letter in deep opposition of this 
request for the following reasons:  

-Wild Life in the area specifically Hawks, and other birds find sanctuary in the area. Daily we see hawks use our fence line 
to post and feed on what they find in the open field. 

- There are already 817 active home listings in Caldwell as of 9/3/24 and 43 of these homes are brand new. Plenty to 
choose from on the existing market. This number will increase as building continues.  

-The area is building at such a rapid rate that agricultural designated areas are disappearing. We live in this area 
specifically due to current zoning. There are currently 81 un developed properties for sale in Caldwell.  

- The property has three homes/structure's and takes up a bit of the Mountain View the existing neighbors enjoy. Last 
year a massive tall steel structure was also built next to the existing home directly behind our home specifically and took 
up a good chuck of our Mountain View’s. Future development behind Buckaroo Circle may completely eliminate the 
Mountain View diminishing our entire neighborhoods quality of life. Our neighborhood enjoys the 4th of July fireworks 
view, the sunrise, and the wildlife. 

- Blocking the Mountain View detracts from property value and appeal which is a financial impact and burden the entire 
neighborhood would suffer. 

Sincerely, 
Benedetto 
16670 Buckaroo Circle  
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