
















  379 E Shore Drive, Ste 120, Eagle, Idaho 83616 

   Ph: 208.938.1695 

 

Roadways Intersections Traffic Signals Roundabouts Safety Analysis Street Lighting 
ITS Traffic Design & Analysis Project Management Value Engineering 

www.precisionengineeringllc.com 

September 18, 2023 

Steve Rule 
Mayor 
City of Middleton (COM) 
1103 West Main Street 
Middleton Idaho, ID 83644 

Subject: MIDDLETON ELEMENTARY SCHOOLS PEDESTRIAN CROSSING IMPROVEMENTS 
 
Dear Mayor Rule: 

On Monday September 11, 2023 Precision Engineering (Precision), and the City of Middleton (COM) met 
regarding potential crosswalk safety improvements for Mill Creek Elementary and Middleton Heights 
Elementary Schools. The following memo is a summary of the safety requests and potential options 
discussed during the meeting. 

Mill Creek Elementary School 
The team met on-site with the Mill Creek Elementary School Principal and primary crossing guard. The 
improvements discussed for Mill Creek Elementary School as well as an estimated cost (including design, 
construction management, and contingency) are as follows: 

1. New crosswalk markings - $12,500 

2. Improved crosswalk lighting only - $20,000 

3. Rectangular Rapid Flashing Beacon, solar post mounted only- $25,000 

4. Overhead signal indication enhanced crossing (would include street lighting). 
The following cost are based on the request for an overhead signal from the School Principal and 
Crossing Guard, due to drivers not being able to see the crossing guard in the crosswalk. 

a. Rectangular Rapid Flashing Beacon (RRFB) - $302,000 

b. Pedestrian Hybrid Beacon (PHB) - $415,500 

Description of Enhanced Pedestrian Crossings 
The goal of an enhanced pedestrian crossing is to improve safety and driver yielding behavior at a 
crosswalk. Driver yielding behaviors vary based on road type, volume, speeds, and region, but one study 
out of Atlanta, GA indicated that markings only crosswalks had a yield rate of 17% to 36%. The following 
are descriptions and benefits of enhanced pedestrian crossings: 

Rectangular Rapid Flashing 
Beacons (RRFB)  

RRFBs accompany a pedestrian 
warning sign to enhance 
pedestrian conspicuity and 
increase driver awareness of a 
marked crosswalk. Research 

performed in Atlanta, GA suggests RRFBs 
increased motorist yield rate to 33% to 63% at 
crosswalks and reduced pedestrian crashes by 
47%.  

Pedestrian Hybrid Beacon 
(PHB) 

PHBs are an intermediate 
safety improvement 
between a RRFB and a full 
pedestrian signal. The PHB 
includes red indications 
requiring motorists to come 
to a full stop but allows 

them to proceed once the crosswalk is clear. 
PHB yield rates in Atlanta, GA increased to 78% 
to 82% and reduced pedestrian crashes by 55%. 

http://www.precisionengineeringllc.com/
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Middleton Heights Elementary School 
The improvements discussed for Middleton Heights Elementary School as well as an estimated cost 
(including design, construction management, and contingency) are as follows: 

1. New crosswalk markings - $12,500 

2. Rectangular Rapid Flashing Beacon, solar post mounted only - $25,000 

In summary, enhanced pedestrian crossings with pedestrian signals near elementary schools not only 
provide safety benefits but also address the specific safety needs and considerations associated with 
young children. These crossings play a vital role in ensuring that students can access their schools safely 
and reduce the risk of accidents in and around school zones. 

Sincerely,  

 

 

Joel Grounds, P.E., PTOE 

Principal Engineer 

http://www.precisionengineeringllc.com/


  
5676 E. Seltice Way
Post Falls, Idaho  83854
1-855-738-2722
Prepared By: Adam Goyen / Angelica Goyen
angelica.goyen@trafficalm.com  

QUOTE
Quote #: 13705TC

Date Issued Sep 11, 2023
Valid Until: Oct 31, 2023

Date Modified: Sep 11, 2023 06:15 PM
Customer: 1403

Customer Number: 1403

Company: City of Middleton

Contact: Jason Van Gilder

Email: jvangilder@middletoncity.com

Phone:   208-585-3133

Street: 786 Whissen Lane 

City, State: Middleton, Idaho

Zip Code: 83644

Created For:

Company: City of Middleton

Contact: Jason Van Gilder

Email: jvangilder@middletoncity.com

Phone: 208-585-3133

Street: 786 Whissen Lane 

City, State: Middleton, Idaho 

Zip Code: 83644

Ship To:

Sub Total $ 11,001.28

Grand Total $ 11,001.28

 
 SKU  Item & Description QTY   Cost Ea. Ext. Cost  Discount Amount   

 M75-SA30M-CTL3  Duplex -30 Watt Solar, 24 Ah Battery - Intelligent Sign
Controller - Communicates & Commands TC
Collaborators, Wi-Fi & Mesh Net Communication
   

 1 $ 2,076.00 $ 2,076.00  $ 913.44 $ 1,162.56      

 M75-SA30M-CLB3  Duplex - 30 Watt Solar, 24 Ah Battery- Collaborator -
Communicates & Commanded by TC Controller, Mesh
Net Communications, No Wi-Fi
   

 1 $ 1,964.00 $ 1,964.00  $ 864.16 $ 1,099.84      

 M75-SA328-0000  Rectangular Rapid Flashing Beacon, Amber, W/ Black
Aluminum Housing
   

 4 $ 884.00 $ 3,536.00  $ 1,555.84 $ 1,980.16      

 M75-R3030-BA45  30" 4GRP Flasher Ring, Pentagon, Amber
   

 4 $ 848.00 $ 3,392.00  $ 1,492.48 $ 1,899.52      

 K05-30302-0011  30" School Pentagon Sign, S1-1, FYG
   

 4 $ 116.00 $ 464.00  $ 204.16 $ 259.84       

 K25-24122-0011  24 X 12 Arrow (Left), W16-7pL, FYG
 Arrow sign used for P2C 

 2 $ 84.00 $ 168.00  $ 73.92 $ 94.08      

 K24-24122-0011  24 x 12, Arrow (Right), W16-7pR, FYG
 Arrow sign used for P2C 

 2 $ 80.00 $ 160.00  $ 70.40 $ 89.60      

 M75-INX9W-N0Y0  Audible INX Polara Push Button, 9 x 12 (includes arrow
button, cable and jumper)
   

 2 $ 1,176.00 $ 2,352.00  $ 1,034.88 $ 1,317.12      

 M75-SA300-CLB2  20 Watt Collaborator - Communicates & Commanded by
TC Controller, Mesh Net Communications, No Wi-Fi
 Optional for Crosswalk ahead warning rings 

 2 $ 1,528.00 $ 3,056.00  $ 1,344.64 $ 1,711.36      

 M75-R3030-BA47  30" 4GRP Flasher Ring, Warning, Amber
 Crosswalk ahead warning LEDs 
Optional 

 2 $ 860.00 $ 1,720.00  $ 756.80 $ 963.20       

 SHP-00000-0000  Shipping and Handling Cost. Note that this cost is good
for the quote date and may be subject to change at time
of shipment.
   

 1 $ 424.00 $ 424.00  $ 0.00 $ 424.00       
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Terms & Conditions
1. Payment Terms: Net 30
2. Shipping Terms:
3. Lead Time: Shipment Within 60 Business Days After Receipt of Order
4.  Sales tax, if applicable, will be calculated at time of invoicing and based upon current tax rates, may be higher than originally
quoted                  
5.  All sales are considered final. In rare cases, a return may be requested  within 90 days of receipt of the order. If approved and
authorized by TraffiCalm, it will incur a 30% restocking fee of the original sale cost. Returned material must be in original
packaging and have never been installed or electrically powered. Credit will only be given once this has been verified by the
TraffiCalm Quality Department. The cost of return shipping in an undamaged manner is the responsibility of the customer. 
6. The line items referenced in the quote above represent the items that TraffiCalm intends to supply.  Anything not included is
assumed to be provided by others.       
Notes: 

Customer Acceptance (sign below):
It is hereby certified that the amount required to meet the contract, agreement, obligation, payment or expenditure above, has
been lawfuly appropriated or authorized or directed for such purpose and is in the Treasury. (Municipalities and Government
Agencies) I am authorized to financially bind this entity to the terms of this agreement.

x__________________________________

Print Name: _________________________ DATE: _______/_________/______    
 



ESTIMATED UNIT ITEM
 ITEM NO.  ITEM DESCRIPTION QUANTITY UNIT PRICE TOTAL

0201.4.1.C.1 REMOVAL OF OBSTRUCTIONS 1 LS $10,000.00 $10,000.00
0202.4.1.A.1 EXCAVATION (PLAN QUANTITY) 100 CY $60.00 $6,000.00
0706.4.1.A.5 STANDARD 6" VERTICAL CURB AND GUTTER 100 LF $55.00 $5,500.00
0706.4.1.E.1.5 CONCRETE SIDEWALK, 5" THICKNESS 60 SY $90.00 $5,400.00
0706.4.1.H.1.A PEDESTRIAN RAMP W/DETECTABLE WARNING DOMES, WITH NO LANDING 2 EA $2,200.00 $4,400.00
0802.4.1.A.1 CRUSHED AGGREGATE FOR BASE TYPE I 50 CY $100.00 $5,000.00
1003.4.1.B.1 BIOFILTER BAGS 200 LF $5.00 $1,000.00
1103 ITEMS TEMPORARY TRAFFIC CONTROL ITEMS 1 LS $17,000.00 $17,000.00
1131.01.01 TRAFFIC SIGNAL AND ILLUMINATION SYSTEM COMPLETE (OVERHEAD RRFB) 1 LS $125,000.00 $125,000.00
1134.05.21 PAVEMENT MARKINGS (THERMOPLASTIC) 200 SF $17.00 $3,400.00
1135.01.01 ROADSIDE TRAFFIC SIGN INSTALLATION (ONE METAL POST) 2 EA $200.00 $400.00
1135.01.05 FURNISH ROADSIDE SIGN FACE 18 SF $25.00 $450.00
2010.4.1.A.1 MOBILIZATION 1 LS $29,745.00 $29,745.00
SP 11551 MISC ITEMS 1 LS $5,000.00 $5,000.00
SSP 08120 ASPHALT REPAIR 50 SY $95.00 $4,750.00
SSP 25050 LANDSCAPE ITEMS 1 LS $5,000.00 $5,000.00

CONCEPT CONSTRUCTION COST ESTIMATE $228,045.00
Design (12%) $27,365.40

Construction Oversight (10%) $22,804.50
Contingency (10%) $22,804.50

$301,019.40

Note:

Mill Creek Elementary Pedestrian Crossing Alternative 1
OVERHEAD RECTANGULAR RAPID FLASHING BEACON (RRFB)

September 18, 2023
CONCEPT COST ESTIMATE

The information in this cost estimate is based on a Concept Design and the best available information for the anticipated scope of the project; 
and costs per item at current market prices. Changes to the cost estimate are likely to occur as the design progresses and individual line items 
are refined. 



ESTIMATED UNIT ITEM
 ITEM NO.  ITEM DESCRIPTION QUANTITY UNIT PRICE TOTAL

0201.4.1.C.1 REMOVAL OF OBSTRUCTIONS 1 LS $10,000.00 $10,000.00
0202.4.1.A.1 EXCAVATION (PLAN QUANTITY) 100 CY $55.00 $5,500.00
0706.4.1.A.5 STANDARD 6" VERTICAL CURB AND GUTTER 100 LF $55.00 $5,500.00
0706.4.1.E.1.5 CONCRETE SIDEWALK, 5" THICKNESS 60 SY $90.00 $5,400.00
0706.4.1.H.1.A PEDESTRIAN RAMP W/DETECTABLE WARNING DOMES, WITH NO LANDING 2 EA $2,200.00 $4,400.00
0802.4.1.A.1 CRUSHED AGGREGATE FOR BASE TYPE I 50 CY $100.00 $5,000.00
1003.4.1.B.1 BIOFILTER BAGS 200 LF $3.00 $600.00
1103 ITEMS TEMPORARY TRAFFIC CONTROL ITEMS 1 LS $17,000.00 $17,000.00

1131.01.01 TRAFFIC SIGNAL AND ILLUMINATION SYSTEM COMPLETE (PEDESTRIAN HYBRID BEACON) 1 LS $200,000.00 $200,000.00

1134.05.21 PAVEMENT MARKINGS (THERMOPLASTIC) 200 SF $25.00 $5,000.00
1135.01.01 ROADSIDE TRAFFIC SIGN INSTALLATION (ONE METAL POST) 2 EA $150.00 $300.00
1135.01.05 FURNISH ROADSIDE SIGN FACE 18 SF $25.00 $450.00
2010.4.1.A.1 MOBILIZATION 1 LS $41,047.50 $41,047.50
SP 11551 MISC ITEMS 1 LS $5,000.00 $5,000.00
SSP 08120 ASPHALT REPAIR 50 SY $90.00 $4,500.00
SSP 25050 LANDSCAPE ITEMS 1 LS $5,000.00 $5,000.00

CONCEPT CONSTRUCTION COST ESTIMATE $314,697.50
Design (12%) $37,763.70

Construction Oversight (10%) $31,469.75
Contingency (10%) $31,469.75

$415,400.70

Note:

Mill Creek Elementary Pedestrian Crossing Alternative 2
PEDEDSTRIAN HYBRID BEACON (PHB)

September 18, 2023
CONCEPT COST ESTIMATE

The information in this cost estimate is based on a Concept Design and the best available information for the anticipated scope of the project; 
and costs per item at current market prices. Changes to the cost estimate are likely to occur as the design progresses and individual line items 
are refined. 
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Analysis of the Effectiveness of RRFB and PHB to Encourage Driver Stopping
Behavior

Georgia crash data highlights the challenges faced by pedestrians, as they represent over 10% of all motor-vehicle related fatalities,

despite accounting for less than 1% of all crashes from 2000- 2009 (1). The purpose of this study was to explore the effectiveness of

various types of crosswalk control in increasing driver stopping or yielding rates for pedestrians at mid-block or otherwise

unsignalized crosswalks, where stopping requires a driver to stop and remained stopped for as long as required, while yielding is

merely slowing down without stopping to allow a pedestrian to cross. This was undertaken by measuring drivers’ yielding behavior

at various locations throughout Midtown and Downtown Atlanta, Georgia, at three crosswalk treatment types: markings only,

Rectangular Rapid Flashing Beacons (RRFBs), and Pedestrian Hybrid Beacons (PHBs). At least three locations of significant pedestrian

activity were studied to find vehicle stopping and yielding rates for each crosswalk treatment type. It was seen that markings only

crosswalks had the lowest rates at 17% and 36% for Stop and Stop+Yield rates, respectively. The rates at crosswalks with RRFBs

increased to 33% and 63% for Stop and Stop+Yield, respectively. Finally, the PHBs had the highest overall rates at 78% and 82% for

Stop and Stop+Yield, respectively. Overall, as crosswalk treatments advance from markings only crosswalk, to RRFB, to a PHB the

traffic control device commands more respect and attention from the drivers.

Supplemental Notes:

This paper was sponsored by TRB committee AHB50 Standing Committee on Traffic Control Devices. Alternate title: Analysis of

the Effectiveness of RRFB and HAWK Signals to Encourage Driver Stop Compliance

Authors:

Bolen, John

Roberts, Sage

Hunter, Michael

Conference:

Transportation Research Board 97th Annual Meeting (/Results?
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Location: Washington DC, United States
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Date: 2018
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English
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Crossing South Subdivision
Preliminary Plat and Comprehensive Plan Map Amendment 

Middleton City Council

Project Description & Zoning:   Residential subdivision with 
nine single family home lots and three common lots on 
approximately three acres of vacant land located within City limits 
(0 Purple Sage / Tax Parcel No. R37581012B0).

Applicant, Hubble Homes, has submitted an application for 
preliminary plat and application for Comprehensive Plan Map 
Amendment to change the City’s Future Land Use Map to show 
the designation of “residential” instead of “public”.

Current Zoning & Property Condition:  The property is within city limits and it’s zoned R-3 (Single Family Residential).   It is 
surrounded on three sides by City property zoned R-3.  County property zoned Agricultural is located on the project’s eastern boundary.

City Services:  City water and sewer are easily accessible to the 
project. The utilities are located in Meadow Park Street and can be 
extended up Travelers Court to serve the subdivision. 

Traffic, Access & Streets:  The subdivision has only 
one access, which is directly off Meadow Park Street.  
Frontage improvements have already been completed 
and will not need to be installed by Developer.

A Traffic Study was not required by Code and Developer 
will not be required to pay a Pro-Rata Traffic Fee. 
However, Developer will contribute to the improvement 
of City roads by paying a $5,050.00 Impact fee for each 
building permit issued.

Pathway, Sidewalks & Open Space: Because 
the project parcel is less than five acres, Developer 
is not required to provide 5% open space.  No 
public pathways are required by the City Comp 
Plan. 

The landscape plan provided shows an attractive 
landscaped traffic buffer.  

Preliminary Plat Application: The preliminary 
plat shows a single phase for development.

Planning Staff finds that the preliminary plat
complies with all Middleton codes and 
standards for the R-3 Zone.  No waivers from 
code are requested.

City Engineer has also reviewed the preliminary 
plat, indicating that it complies with the code 
and recommending approval of the preliminary 
plat.

Comprehensive Plan & Land Use Map:  

Applicant is requesting a change to the Future 
Land Use Map (FLUM) that is part of the City’s 
Comprehensive Plan. Currently, the project 
parcel is deemed “public” on the FLUM 
because it was intended for a City park at one 
time. It should be amended to reflect 
“Residential” if the preliminary plat is 
approved.  

Any change to the Comprehensive Plan must be “in harmony” with 
the Comprehensive Plan.  (MCC 1-14-3).

Finding:  Staff finds that there is the required “harmony.  The area 
surrounding the parcel is entirely residential, so the parcel is similar 
to its surroundings.  Additionally, Council had decided earlier to sell 
the parcel, so changing the FLUM to match Council’s earlier 
decision is a mere “housekeeping” procedure that will result in the 
Comprehensive Plan being accurate and up to date. 

Applicant’s project also complies with the Goals, Objectives, and 
Strategies of the Comprehensive Plan as follows:

a. Goal 4: The project will establish a good quality of life with 
development that pays through impact fees and property taxes 
for the public services it receives when infrastructure is 
installed. Additionally, quality lots for residential use increase the 
quality of life and general welfare of the City.

b. Goal 6: Water, sewer, and road systems will be expanded in an 
orderly manner consistent with population growth.

c. Goal 11: The housing type matches the residents’ lifestyle in the 
area the project is located. 

Comments:  There were no written comments from the public.  Agency comments 
were attached as Exhibit B to the Staff Report, and Engineering/Planner comments 
were attached as Exhibit C. 

Legal Notice & Application Info:

Newspaper Notification 8/27/2023

Radius notification mailed to 8/24/2023
Adjacent landowners within 500’

Circulation to Agencies 8/23/2023

Sign Posting property 8/23/2023

Neighborhood Meeting 4/18/2023

Application & Code Standards:  Set forth in Staff Report posted for the public.

P&Z Recommendation: The P&Z Commission considered these applications in a 
public hearing on August 14th.  The Commission recommended City Council approve 
both applications subject to the conditions set forth in the Staff Report for the hearing.

1 2 3
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Conclusions and Recommended Conditions of Approval:

Per the City and State Code, any decision on a land use application must 
be based upon general facts and conclusions of law.  

As to General Facts, Planning staff has set forth general facts above in 
parentheses.  

As to Conclusions of Law, Planning Staff finds that the City Council has 
the authority to hear these applications and to approve or deny the 
applications.  Additionally, Planning Staff notes that all public notice 
requirements were met. Planning Staff further set forth the portions of the 
Code to be considered in making a decision on the applications.   

If the Council is inclined to approve the applications, then Planning Staff 
recommends that any approval be subject to the following conditions: 

Conclusions and Recommended Conditions of Approval:  (con’t)

1. Municipal water and sewer services are to be extended to serve the subdivision.
2. Developer to install landscaping in compliance with the landscape plan dated 4/20/2023.
3. Developer shall create a plan for operation, maintenance and repair of stormwater 

facilities (O&M Plan) contained on the project site. The O&M Plan shall be recorded with 
the CC&Rs. Developer and/or HOA must maintain and operate the subdivision 
stormwater facilities in compliance with the O&M Plan.

4. All City Engineer and Planner comments are to be completed and approved.
5. All requirements of the Middleton Rural Fire District are to be completed and approved.
6. All requirements of the irrigation district to be completed and approved.
7. Sewer and water capacity to be reserved no earlier than City Engineer’s approval of the 

construction drawings for the project.

If the Council denies the applications, then pursuant to Middleton City Code 1-14(E)(8), the 
Council should state on the record what Applicant can do, if anything, to gain approval of the 
applications.

10 11



Crossing South 
Subdivision

City of Middleton

City Council

September 20, 2023
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Crossing South Subdivision

We are requesting Preliminary Plat 
approval of:

▪ 12 total lots
▪ 9 Buildable Lots
▪ 3 Common Lots
▪ No variances

Also, requesting an update to the 
FLUM to residential to match the 
current zoning. 
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Zoning Map

R-3



Future Land Use Map

We are requesting the FLUM to be 
changed to “Residential” to match the 
current zoning and intended land use. 



Preliminary Plat



Preliminary Plat

9 single family lots
Oversized for R-3 zone 
(8,000 minimum lot size)
Average lot size: 11,107 sf
Smallest lot: 8,660 sf
Largest lot: 20,610 sf



Preliminary Plat

Storm Drainage

Utility cabinets

3 Common Lots including:
• 2 landscape buffer lots
• 1 utility cabinet lot



Home Elevations



Community Integration
• Crossing South lots will be integrated into the Crossings At Meadow 

Park HOA

• The 9 new lots will be connected to the community pressurized 
irrigation

• Continuance of landscaping along Crossings Ave to Meadow Park St.

• Community signage is planned for Purple Sage & Crossings Ave on the 
north side of the project (this final phase is currently under 
engineering and irrigation district review)



Crossing South
We are requesting Preliminary Plat 
approval of:

▪ 12 Total lots
▪ 9 Buildable Lots
▪ 3 Common Lots
▪ No variances

Also, requesting an update to the 
FLUM to residential to match the 
current zoning. 
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Willow Wood Estates Subdivision
Amended Preliminary Plat and Development Agreement Modification 

Middleton City Council

VICINITY

Project Description & Applications: The Willow Wood 
Estates project is a residential subdivision with 61 buildable 
lots and 10 common lots on 21 acres of vacant land located at 
0 Cemetery Road (Tax Parcels Nos. R37579001, 
R37579011A1 and R37579011).  Amenities include three large 
common lots with greenspace, tot lot, seating areas, and 
community pathways.

The Willow Wood Estates preliminary plat has already been 
approved.  It was part of an annexation and rezone application 
submitted in 2021 by Applicant Joe Austin. City Council 
approved the Annexation/Rezone, Development Agreement, 
and preliminary plat applications on December 1, 2021. 

Applicant is currently requesting approval of (1) an amended 
preliminary plat and (2) modification to the Development 
Agreement (“DA”).  The requests for amended preliminary plat 
and DA modification are a result of Applicant’s inability to 
obtain permission to build the 50’ half road portion of Meadow 
Park Street on a neighboring parcel.

At one time, the “green parcel” was part of the larger “yellow parcel.”  The project 
parcels were located in Canyon County. Applicant applied to Canyon County to split 
the parcel in 2017. After the County approved the split, Applicant sold the “green” 
parcel to a 3rd party (Mr. and Mrs. Sweeney). 

However, at the time of the County lot split and sale to the Sweeneys in 2017, the 
City’s Comprehensive Plan Map showed the future Meadow Park Street where the 
“green parcel’s” driveway is currently shown.  

The story goes back a few years.  Prior to submitting the original annexation and 
preliminary plat applications to the City in 2021, Applicant owned the Willow Wood parcels 
and a “pan handle shaped” parcel to the south.  Both are shown here in yellow and green 
highlight. 

When Applicant applied in 2021 for annexation into the City, Staff negotiated a Development Agreement provision requiring Applicant to 
construct the portion of Meadow Park Street that is the Sweeney’s driveway because the roadway was shown on the City’s Comp Plan Maps 
prior to the lot split. Applicant was on notice that the City planned a public street at that location.  As stated in Applicant’s late Exhibit “I”, 
Applicant objected to this requirement, but nevertheless agreed to build the road. Applicant then began negotiating with the Sweeneys to 
construct Meadow Park and a new smaller driveway in place of the Sweeney’s current driveway.  Applicant and the Sweeneys drew up a 
contract and negotiations appeared successful, so City Staff and Applicant proceeded through the public hearing process for the annexation.  
City Council approved the applications in December 2021. 

However, after the Willow Wood project was approved in 2021, Applicant’s agreement with the Sweeney broke down.  After months of 
discussion and delay, City staff determined that it was highly unlikely Applicant would be able to negotiate with the Sweeneys to build the half 
road portion of Meadow Park Street.  

If Applicant cannot physically build the half road 
portion of Meadow Park Street, then Applicant cannot 
proceed to construction unless the DA is changed to 
NOT require physical construction of Meadow Park. 

Additionally, Meadow Park Street was intended to be 
the main entrance into the Willow Wood Project. Now 
that Meadow Park Street cannot be built, a new 
entrance into the subdivision must be designed off of 
Cemetery Road, requiring an amendment to the 
approved preliminary plat. EXHIBIT “I” into record

Amended Preliminary Plat:  The proposed Amended Preliminary Plat is almost identical to the original preliminary plat that was approved 
in December 2021.  However, the amended preliminary plat shows the addition of the new road “Ivory Lilac Street”, which will serve as the 
main entrance into the Project off of Cemetery Road. Because this new road was added, there was less space for residential home lots, 
and Applicant’s amended preliminary plat has 61 home lots rather than the 62 home lots in the original preliminary plat.    

An application for amended preliminary 
plat requires only a finding that the 
preliminary plat complies with the 
standards and criteria for preliminary 
plats found in the City and State Code.

FINDINGS:  Planning Staff finds that 
the proposed amended preliminary plat 
complies with all standards and 
dimensions set forth in the City Code 
and Idaho State Code.

City Engineer also reviewed the pplat
and determined that it complies with all 
City Codes and recommended 
approval. (Ex. D to staff report)

Development Agreement: Paragraph 3.3 of the approved DA requires 
Applicant to construct the 50’ half road portion of Meadow Park Street 
(Sweeney’s driveway) and ensure dedication to the City prior to approval of 
Phase 1 final plat.

Because Meadow Park Street cannot be constructed due to an issue with the 
neighboring parcel, Applicant is requesting that the Development Agreement be 
modified to allow Applicant to make a “payment in lieu” for the construction of 
Meadow Park rather than build the roadway.  The payment in lieu would be the 
estimated amount to build the roadway today. It is not a bond or surety amount 
and does not include any monies to cover future costs or inflation. It also does 
not contain the cost to purchase the Sweeney’s land. The payment in lieu is 
simply the amount to cover road construction costs if Applicant could build the 
road today. 

Per the DA, Applicant will have to make the payment in lieu payment prior to 
final plat approval for phase 1.  City would then hold the money so that it would 
be available when, and if, that portion of Meadow Park could be constructed 
some day in the future.

The proposed payment in lieu amount is $250,702.00.  City Engineer reviewed 
Applicant’s estimates and approved the $250,702 amount. 

Additionally, the DA should be modified to show the 
proposed amended preliminary plat as the new 
“concept plan”. (Paragraph 3.2).  This is simple 
housekeeping to ensure the DA matches the new 
amended preliminary plat if approved.   

LATE EXHIBIT J INTO RECORD

Staff findings for approval of a DA or modified DA are not required by City Code or State law.  Council must merely decide if it
can accept the proposed contractual terms of the DA.

Comments: Comments received from the Public, Agencies, and City Engineer/ Planning Staff were attached to 
the Staff Report and agenda for review by City Council and the public. 

Applicant Information:  Application was accepted on June 14, 2023. Applicants are Joseph Austin (Owner) 
and Mark Butler. 2471 S. Titanium, Meridian ID 83642.  (208) 323-2288.

Notices & Neighborhood Meeting: Dates:
Newspaper Notification 08/27/2023

Radius notification mailed to
Adjacent landowners within 300’ 08/24/2023

Circulation to Agencies 08/23/2023

Sign Posting property 08/23/2023

Neighborhood Meeting 06/08/2023

Pertinent Codes and Standards:  Idaho Standards for Public Works Construction, the Middleton Supplement 
to the Idaho Standards for Public Works Construction, Middleton City Code 1-14, 1-16, 5-1, 5-2, 5-3, and 5-4, 
an Idaho Code Secs., 67-6503, 67-6513, 67-6511, and 50-1301 through 50-1329.

P&Z Recommendation: The P&Z Commission considered these applications at a public hearing held on 
September 11, 2023.  The Commission recommended that City Staff, Applicant and the Sweeneys meet and try 
to resolve the Meadow Park dispute prior to the hearing by City Council.  It also recommended approval of both 
applications subject to the conditions of approval set forth in the Staff Report.

Staff tried to set up a meeting with the parties last week per the P&Z Recommendation.  Applicant agreed to 
meet, but the Sweeneys declined the meeting request.

Conclusions and Recommended Conditions of Approval: City’s decision on a land use application must be 
based upon findings of facts and conclusions of law.  Staff’s findings of facts are noted above in parentheses.

As to conclusions of law, Planning Staff finds that the Council has the authority to hear these applications and to 
approve or deny the applications.  Additionally, Planning Staff notes that all public notice requirements were met. 
Planning Staff further set forth the portions of the Idaho State Code and Middleton Code to be considered in making 
a decision on the applications.   

If the Council is inclined to approve the applications, then Planning Staff recommends that any approval be subject 
to the following conditions: 

1. Applicant/Developer must comply with all the terms of the approved Development Agreement as amended by 
the First Amendment to Development Agreement.

2. City of Middleton municipal water, fire flow and sewer services are to be extended to serve the subdivision.
3. Owner/Developer to pay all City required pro-rata traffic fees prior to final plat approval for phase 1.
4. Owner/Developer to comply with all comments and requirements of CHD4.
5. All City Engineer, Planner, Fire Department and Black Canyon Irrigation District review comments are to be 

completed and approved.
6. Tot Lot located on Lot 1C, Block 4 to include seating area/benches.
7. Developer shall create a plan for operation, maintenance and repair of stormwater facilities (O&M Plan) 

contained on the project site. The O&M Plan shall be recorded with the CC&Rs. Developer and/or HOA must 
maintain and operate the subdivision stormwater facilities in compliance with the O&M Plan.

8. Sewer and water capacity to be reserved no sooner than construction drawing approval.

If Council denies the applications, per City Code, Council should explain what Applicant can do, if anything, to gain 
approval.

1 2 3

4 5 6

7 8
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After Recording, mail to 
Middleton City Administrator 
1103 W. Main St. 
Middleton, ID 83644 

 
_________________________________________________________________________________________________ 
 

FIRST AMENDMENT TO DEVELOPMENT AGREEMENT 
(Willow Wood Estates Subdivision) 

 
 This First Amendment to Development Agreement (“First Amendment”) is 
made and entered into this ___ day of __________________, 20___ by and between the CITY 
OF MIDDLETON, a municipal corporation in the State of Idaho (City); and JOSEPH L. 
AUSTIN and DEBORAH R. AUSTIN, husband and wife, referred to collectively 
hereafter as Developer (Developer). 
 
 

RECITALS 
 
 WHEREAS, Developer owns approximately 21 acres of real property located 
at 0 Cemetery Road (Tax Parcel Nos. R3757901, R37579011 and R37579011A1), 
Middleton, Canyon County, Idaho, legally described in Exhibit A attached hereto and 
incorporated herein by this reference (Property); and  
 
 WHEREAS, Developer submitted applications for Annexation/Rezone, 
Development Agreement, and Preliminary Plat for the Willow Wood Estates 
Subdivision (Project) on March 6, 2021, which applications were approved by the 
Middleton City Council following a public hearing on December 1, 2021. 
 
 WHEREAS, the Development Agreement was fully-executed and recorded in 
the records of Canyon County Recorder’s Office as Instrument # ________________________. 
 

WHEREAS, Developer has submitted applications for Amended Preliminary 
Plat and Development Agreement Modification, thereby seeking approval of this First 
Amendment to Development Agreement.    
 
 

ARTICLE I 
LEGAL AUTHORITY 

 
 This Agreement is made pursuant to and in accordance with the provisions of 
Idaho Code §67-6511A and Middleton City Code, Title 5, Chapter 2. 
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ARTICLE II 

AGREEMENT 
 
 NOW, THEREFORE, for good and valuable consideration, the receipt and 
sufficiency of which is hereby acknowledged, and in consideration of the recitals 
above, which are incorporated below, and the mutual covenants, representations, and 
performances herein bargained for, relied on, and expected, the parties hereby agree 
that the Development Agreement shall be amended as follows: 
 

1. Exhibit “B” in Paragraph 3.2 representing the Concept Plan for the Project shall 
be deleted and Exhibit “B.1” shall be inserted in its stead and incorporated into 
this Agreement by this reference as though fully set forth herein.  All 
references to Exhibit “B” in the Development Agreement shall refer to Exhibit 
“B.1.” 
 

2. Paragraph 3.3 regarding Frontage Improvements shall be stricken entirely 
and replaced with the following provisions: 
 

“Frontage Improvements. Developer shall, at its own cost, improve the fifty 
foot (50’) half-road portions of Cemetery Road per City standards and codes 
and ensure that the same is dedicated to the City prior to approval of final 
plat. The frontage improvements may be completed by phase pursuant to the 
recent revision of MCC 5-4-10-2.    
 
Due to the inability of Developer to negotiate the right to complete the 
required fifty foot (50’) half road portion of Meadow Park Street with the 
owner(s) of Tax Parcel No. R37579011A0 (commonly referred to as 24556 
Cemetery Road), Developer shall make a payment in lieu in the amount of 
$250,702.27 to the City for the fifty foot (50’) half road improvements to 
future Meadow Park Street.   
 
City shall maintain the payment in lieu funds until the right of way for the 
Meadow Park Street frontage improvements can be constructed, and the 
funds will be applied to said construction. 
 
In the event that the owner(s) of Tax Parcel No. R37579011A0 agrees to 
allow the development and dedication, at no cost to the City, of the half-road 
portion of Meadow Park Street on said owner’s property prior to the 
completion of the Project, and if Developer agrees, then Developer shall 
construct the half-road portion of Meadow Park Street spanning the length 
of the Property pursuant to the City code and standards in effect at the time 
of construction.  The completion of the half-road portion of Meadow Park 
Street will be a condition of final plat approval for the Phase in which the 
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construction occurs. Once constructed, the payment in lieu will no longer be 
required.  
 
Additionally, if the Developer is able to construct the half-road portion of 
Meadow Park Street, the Developer will not be required to construct the 
access on to Cemetery Road via Ivory Lilac Street and Developer may 
increase Developer’s lot count by one lot in light of the fact that the land for 
the Cemetery Road access is no longer required. 
 

3. City Council Adoption.  The Middleton City Council hereby adopts this 
First Amendment to Development Agreement pursuant to Middleton City 
Code 5-2-5. 
 

4. Effect of Amendment.  In the event of a conflict between the Development 
Agreement and this First Amendment thereto, the terms of this First 
Amendment shall govern.  The terms of the Development Agreement, as 
modified by this First Amendment, shall continue in full force and effect.  

 
IN WITNESS WHEREOF, the parties have hereunto caused this Agreement to be 
executed on the day and year first above written. 

 
CITY OF MIDDLETON           ATTEST 
 
 
 
By: _______________________________________          By: _______________________________________ 
       Steven J. Rule, Mayor       Becky Crofts, City Clerk 

 
 
 
 
State of IDAHO  ) 
             ss. 
County of Canyon  ) 
 
I, a notary public, do hereby certify that on this _________ day of ___________________, 2023, 
personally appeared before me Steven J. Rule, who declared that he is the Mayor of the City 
of Middleton, Idaho and signed this Development Agreement as Mayor of the City of 
Middleton.   
 
 
 
      ________________________________________________ 
      Notary Public 
      My Commission Expires: ___________________ 
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JOSEPH L. AUSTIN 
 
 
 
 
___________________________________________ 
 
     
    
 
State of Idaho  ) 
   ss. 
County of   ) 
 
I, a notary public, do hereby certify that on this ___ day of ___________________, 2023, personally 
appeared before me Joseph L. Austin, who declared that he signed this Development 
Agreement in the capacity of Developer and Owner of the Willow Wood Estates Subdivision. 
 
            
      Notary Public 
      My Commission Expires:    
 
 
 
DEBORAH R. AUSTIN 
 
 
 
 
___________________________________________ 
 
     
 
 
State of Idaho  ) 
   ss. 
County of   ) 
 
I, a notary public, do hereby certify that on this ___ day of ___________________, 2023, personally 
appeared before me Deborah R. Austin, who declared that she signed this Development 
Agreement in the capacity of Developer and Owner of the Willow Wood Estates Subdivision. 
 
  
            
      Notary Public 
      My Commission Expires:    
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EXHIBIT “A” 

 
 
 
 

Legal Description 
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EXHIBIT “B.1” 
 
 
 

Concept Plan 
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Willow Wood
Middleton, Idaho

City Council – Sep 20, 2023
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Previously Approved Plat (Dec 2021)



Current Plat (City Staff, Engineer, P&Z Commission and CHD4 recommends approval)



Differences
Previously Approved Plat Current Plat



Cemetery Rd Access
• Canyon Highway District No. 4 has confirmed the 

access from Cemetery Rd meets CHD4 standards 
for road spacing and that there is adequate sight 
distance.



Requiring the Applicant to Buy Property and 
Develop Meadow Park Street is not Reasonable



Canyon County Property 
Division History

• 2013 - All one property



Late 2013
• Parcel Split by Others
• Applicant (Austin’s) bought property 

NOT shaded in green



2013 Transportation Plan



2013 Transportation Plan



Previous Meadow Park Blvd



2014
• Applicant built their home on the site



Current Transportation Plan
• Sometime between 2013 and 2017 the transportation plan changed.
• The Applicant doesn’t know when it changed.



2017
• Applicant moved out of state and sold 

the home (to Lima’s).
• Prior to selling the home they 

completed a lot line adjustment to 
provide deeded access to Cemetery 
Rd. For deeded access, Canyon County 
required 50 feet.

• The Applicant also put the rest of the 
property on the market (it never sold).



2017 Canyon County
Lot Line Adjustment Approval

• The lot line adjustment was completed legally

• It was completed according to statute and code

• It was completed over 6 years ago



2020
• Applicant moved back to Idaho (2018).
• Remaining 21 acres never sold.
• Applicant finalizing house plans to construct a single home on the 

remaining 21 acres and keep the property in the county.
• Applicant received notice of “Estates at West Highlands” (May 

2020) and noticed this half section of road that would become 
“Meadow Park Street”.

• Applicant contacted city staff (Bruce Bane) about the half street 
and the unlikelihood that the neighboring property owner would 
ever develop so the city could have made adjustments at this 
time.

• Bruce’s response: “then it will just sit as a half width road for 
forever”.

• Lima’s sell home to the current owners, the Sweeney’s (Oct 2020).



Estates at West Highlands



Meadow Park Blvd Entrance Today



Late 2020 / Early 2021

New Developments

• With new developments coming around 
applicant’s property, applicant turned 
focus from home construction to 
development.

• Pre-application meeting (2/1/21):
• Applicant
• Dave Sterling (T-O Engineers)
• Mayor Rule
• Becky Crofts
• Roberta Stewart
• 2 other new planners

• Pre-application meeting road discussion:
• Applicant made city aware they 

didn’t own property adjacent to 
Meadow Park.

• Applicant and applicant’s engineer 
recall the mayor saying: “meet with 
the property owner again and see if 
you can acquire the road, but if you 
can’t, don’t let that hold you up in 
moving forward with your project.”



Initial Application
• Feb 2021 applicant met with the 

neighbor (applicant had talked with them 
previous to pre-application meeting), 
neighbor informed applicant they again 
had no interest in their driveway being 
turned into a road.

• 2/17/21: neighborhood meeting 
(neighbor not present)

• 3/15/21: application made for 
annexation, re-zone, development 
agreement and preliminary plat.

• Applicant believed the application met 
all city code requirements.

Primary Access

Secondary Access



Comparison Between Initial & Current Application
Initial Application Current Application



City Response



Negotiations with Neighbor
• Forced with no other choice, applicant began negotiations again with neighbor, but from the position they basically had to 

accept whatever the neighbor asked for.



Negotiations with Neighbor
We have a separate slideshow we could show; for the sake of time we aren’t including it in this presentation, but we have it 
available if there are further questions about it. It contains 26 emails over the course of a year between applicant and 
neighbor, three of which are highlighted below. 



Property Today



We Ask for Your Approval
 When the applicant divided the property in Canyon County, the Meadow Park Street entrance was already constructed 

about 600-feet south of its current planned location.
 The applicant is willing TODAY to make a “payment in lieu” in the amount of $250,702.27 for the construction of the 

northern half of Meadow Park Street (amount approved by city staff and city engineer).
 The property is annexed into the city and zoned R-3 with no development agreement currently executed.
 The applicant objects to any requirement of the city to acquire property next door and to build Meadow Park Street.
 The proposed amended preliminary plat is nearly identical to the previously approved plat except: 1) it takes primary 

access from Cemetery Rd and 2) that extra access point reduced the lot count from 62 to 61 lots.
 The proposal, along with the access off Cemetery Rd meets the separation requirements and is acceptable by the highway 

district, city staff, city engineer and the Middleton Planning and Zoning Commission. 
 In addition to the “payment in lieu”, the applicant is also paying traffic impact fees in the amount of $85,482.

Thank You!



Current Plat (City Staff, Engineer, P&Z Commission and CHD4 recommends approval)
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