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MIDDLETON CITY PLANNING AND ZONING 
COMMISSION MINUTES 
SEPTEMBER 13, 2021 

 
The September 13, 2021 Planning and Zoning Commission Meeting was called to order by 
Chairman Ray Waltemate at 5:40 p.m.  
 
Call to Order - Pledge of Allegiance 

Roll Call: Chairman Ray Waltemate, and Commissioners Jackie Hutchison, Janet Gregory 
was present. Commissioner Kip Crofts was absent.  

 
Introduction: Heidal Summers – Commissioner 
  Jennica Reynolds – Deputy Clerk, Planning 

Mayor Rule introduced Heidal Summers as the newest Planning and Zoning Commissioner. 
He stated she had been confirmed at a special City Council meeting held earlier in the day. He 
administered the Oath of Office and she took her place on the diocese with the other 
commissioners. 

Roberta Stewart introduced Jennica Reynolds who is now solely with the planning 
department. Jennica has been with the city for the past 8 ½ years and for the past 2 ½ years 
has been the Administrative Deputy Clerk. She has now moved to the planning department and 
will be bringing forth applications to the commission.  
  
Action Items 
 1.   Consent Agenda (items of routine administrative business) 

a. Consider approving August 9, 2021 regular meeting minutes. 
b. Consider approving FCO for Comprehensive Plan Map Amendment 
c. Consider approving FCO for River Walk Annexation/Rezone, Preliminary Plat, 

Development Agreement and Comprehensive Plan Map Amendment. 
 
 Chairman Waltemate called the items. 

Motion: Motion by Commissioner Hutchison to approve consent agenda items 1a-c. Motion 
seconded by Commissioner Gregory and approved unanimously. 

  
2. Public Hearing: (An application by Providence Properties, LLC for Amended 

Preliminary Plat with respect to the Waterford Subdivision located at 0 Duff Lane 
(Tax Parcel Nos., R3386101000 and R3386100000). The applicant is requesting a 
revision of the phasing plan from 7 to 5 phases and change 3 duplicative street 
names. The proposed amended preliminary plat is zoned R-3 (“Single Family 
Residential”) and consists of 262 single family buildable lots and 16 common lots, 
and 1 emergency access lot on 99 acres of vacant land. – Jennica Reynolds 

 
Chairman Waltemate opened the Public Hearing at 5:45 p.m. 
 
Jennica Reynolds presented a power point presentation (Exhibit A) of the staff report 
(Exhibit B) and read into the record (Exhibit 6) a letter received earlier on 9/13/2021 from a 
resident. 
 
Chairman Waltemate opened the public comment portion at 5:57 p.m. 
 
Applicant 
Patrick Connor-Providence Properties 
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• Agrees with staff report 

• The plat also shows a re-alignment of Albright Street at the request of the City 
Engineer. To alleviate connection with 9th Street and to avoid complications with the 
drain. 

• They are contributing over $300,000 to the traffic improvements on SH44 and Duff 
Lane to build a left turn lane onto the highway. 

• The larger phases will allow for all of the Duff Lane improvements to be completed in 
phases 1-3. 

• There are actually 261 lots in the Amended Preliminary Plat.  

• The street/traffic improvements are required to be done as a part of the development 
agreement. 

 
Hutchison: Noted that the improvements along Duff are needed and will require ROW 
purchase. She wanted to make sure the developer is not going to sell the property and leave 
the city in a tough spot.  
 
Public Testimony opened at 6:09 p.m. 
Lindsay Bartells: Concerned that 9th Street not going all the way through to Lansing is 
dangerous.  
 
Connor: His project does not go all the way to Lansing. His team is paying the proportionate 
share of traffic improvements to help mitigate traffic concerns. 
 
Chairman Waltemate closed public testimony at 6:15 p.m. 
 
Commission Discussion 
Waltemate: ITD and CHD4 own the roadways. The city is working to make the traffic 
improvements. And the proportionate shares paid by developers go towards those 
improvements. He thanked the developer for complying with the city code and providing 
walking ability in the plat.  
 
Motion: Motion by Commissioner Gregory to recommend approval to City Council An 
application by Providence Properties, LLC for Amended Preliminary Plat with respect to the 
Waterford Subdivision located at 0 Duff Lane (Tax Parcel Nos., R3386101000 and 
R3386100000). The applicant is requesting a revision of the phasing plan from 7 to 5 
phases and change 3 duplicative street names. The proposed amended preliminary plat is 
zoned R-3 (“Single Family Residential”) and consists of 261 single family buildable lots and 
16 common lots, and 1 emergency access lot on 99 acres of vacant land.  
 
Motion seconded by Commissioner Hutchison and approved unanimously. 
 
Chairman Waltemate closed the public hearing at 6:23 p.m. 
 

Public/Commission/Staff Comments:  
 
Commissioner/Staff Comment: Welcome to Jennica Reynolds. 
 
Adjourn: Chairman Waltemate adjourned the meeting at 6:33 p.m.  
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ATTEST:       Ray Waltemate, Chairman  
 
      
Jennica Reynolds, Deputy Clerk, Planning 
Approved: October 18, 2021 



Exhibit “A” 



WATERFORD AMENDED PRELIMINARY      
PLAT APPLICATION



Current Zoning & Property Condition:  The property 

is currently zoned R-3 (Single-Family Residential) and 

was annexed into the city in 2020. 



Application Request: An application submitted by Providence Properties, LLC for Amended Preliminary Plat for a revision to 

the phasing plan from 7 to 5 phases and to change 3 duplicative street names (Kinsale St. to Edenderry St, Cork St. to 

Roscommon St, and Limerick Ct to Carlow Ct.) to alleviate confusion for delivery vehicles and emergency services. 





Comments Received from Surrounding Landowners:  None.

Comments from Agencies: 

• 9/7/2021 comments from Canyon Highway District No. 4 (Exhibit 3 of full staff report)

• Sawtooth Law Offices (dated 9/7/2021) Typical ditch and easement comments. (Exhibit 4 of full staff Report)

Comments from City Engineer: City engineer reviewed amended preliminary plat. Comments dated 8/25/2021 (Exhibit 1 of full 

staff report) and 9/7/2021 (Exhibit 2 of full staff report) and 9/13/2021 (Exhibit 5 of full staff report) supporting the request for 

amended preliminary plat and change to 3 duplicative street names. 

Applicant Information:  Application was received and accepted on June 25, 2021. The Applicant/Owner Providence Properties, 

LLC located at 701 S Allen Street, Suite 104, Meridian, ID 83642.



Notices & Neighborhood Meeting: Dates:

Newspaper Notification 08/29/2021

Radius notification mailed to

Adjacent landowners within 300’ 08/27/2021

Circulation to Agencies 08/27/2021

Sign Posting property 08/27/2021

Planning Staff finds that notice was given according to law.

Applicable Codes and Standards:

Idaho State Statue Title 67, Chapter 65

Middleton City Code 1-14, 1-15, 1-16, 5-1, 5-3, and 5-4.



Conclusions and Recommended Conditions of Approval:

The Planning & Zoning Commission is tasked with considering the application for Amended Preliminary Plat for a 

revision to the phasing plan from 7 to 5 phases and to change 3 duplicative street names.

If the Commission is inclined to recommend to City Council approval of the application, Planning Staff recommends 

the approval be without any conditions of approval.

If the Commission is inclined to deny the application, State law requires the Commission to identify what measures, if 

any, the Applicant can take to gain approval.

Prepared by Planning Deputy Clerk, Jennica Reynolds Dated: 9/13/2021
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             STAFF REVIEW AND REPORT 
       Middleton Planning and Zoning Commission 

 
 

 

 

 

Waterford Amended Preliminary Plat Application 
 

Snapshot Summary 

 
  

A. Planning & Zoning Commission Hearing Date: September 13, 2021  

B. Project Description: Amended Preliminary Plat of Residential subdivision with 262 
buildable lots and 16 common lots on 99 acres of vacant land located at 0 Duff Lane 
(Tax Parcel #R3386101000 and R3386100000).   

C. Application Requests: An application submitted by Providence Properties, LLC for 
Amended Preliminary Plat for a revision to the phasing plan from 7 to 5 phases and to 
change 3 duplicative street names. 
 

D. Current Zoning & Property Condition:  The property is currently zoned R-3 (Single-
Family Residential) and was annexed into the city in 2020.   

 

 
 

E. Amended Preliminary Plat Application: The Amended Preliminary Plat complies 
with all standards and codes of the City of Middleton.  The applicant is requesting a 
revision to the phasing. The intent of this revision is to add additional buildable lots to 
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each phase. The number and construction of common lots for each phase remains 
unchanged from the initial approval. 
 
Planning Staff has also requested a change of 3 duplicative street names (Kinsale St. 
to Edenderry St, Cork St. to Roscommon St, and Limerick Ct to Carlow Ct.) to alleviate 
confusion for delivery vehicles and emergency services.  
 

 
 

Phase 7 

Phase 1 
Phase 2 

Phase 4

 
 Phase 1 

Phase 3 

Phase 6 
Phase 5 

Phase 1 Phase 2 

Phase 3 Phase 4 

Phase 5 
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F. Comments Received from Surrounding Landowners:  None. 
 
G. Comments from Agencies:  

• Canyon Highway District No. 4 comments dated 9/7/2021 state “No comment or 
objection to the proposed development.” (Exhibit 3) 

• Sawtooth Law Offices (dated 9/7/2021) Typical ditch and easement comments. 
(Exhibit 4) 

 
H. Comments from City Engineer and Planning Staff: Copies of City Engineer 

comments dated 8/25/2021 attached as Exhibit 1 and comments dated 9/7/2021 as 
Exhibit 2.  

 
I. Applicant Information:  Application was received and accepted on June 25, 2021. 

The Applicant/Owner Providence Properties, LLC located at 701 S Allen Street, Suite 
104, Meridian, ID 83642. 
 

J. Notices:       Dates: 
      

Newspaper Notification     08/29/2021 
 

 Radius notification mailed to 
 Adjacent landowners within 300’    08/27/2021  

 
 Circulation to Agencies     08/27/2021  
 
 Sign Posting property     08/27/2021 

 
Planning staff finds that notice was given according to law. 
 

K. Applicable Codes and Standards: 
  
Idaho State Statue Title 67, Chapter 65 
Middleton City Code 1-14, 1-15, 1-16, 5-1, 5-3, and 5-4. 
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L. Conclusions and Recommended Conditions of Approval: 
 
The Planning & Zoning Commission is tasked with considering the application for 
Amended Preliminary Plat for a revision to the phasing plan from 7 to 5 phases and to 
change 3 duplicative street names.  
 
If the Commission is inclined to recommend to City Council approval of the application, 
Planning Staff recommends the approval be without any conditions of approval. 
 
If the Commission is inclined to deny the application, State law requires the 
Commission to identify what measures, if any, the Applicant can take to gain approval. 

 
 
 
 
 

 Prepared by Planning Deputy Clerk, Jennica Reynolds Dated: 9/13/2021 



 
 



 



From: Stephanie Hopkins
To: Amy Woodruff; Jennica Reynolds
Cc: Roberta Stewart
Subject: RE: Amended Preliminary Plat - Waterford
Date: Wednesday, August 25, 2021 4:06:16 PM

Hi Amy,
 
I will coordinate with our engineer/surveyor to get that updated.
 
Thanks!
 
Stephanie Hopkins
Land Planning Manager

KM ENGINEERING
5725 North Discovery Way | Boise, ID 83713
208.639.6939

 
 

From: Amy Woodruff <amy@civildynamics.net> 
Sent: Wednesday, August 25, 2021 4:02 PM
To: Jennica Reynolds <jreynolds@middletoncity.com>; Stephanie Hopkins
<shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>
Subject: RE: Amended Preliminary Plat - Waterford
 
Jennica, thank you for cc-ing me here. 
 
Stephanie, please revise the Duff Lane typical section to reflect the 5 lane urban, 36ft to tbc.  Please
add a note or asterisk “actual pavement widths and dimensions to be determined at final design”.
 
Thank you.  
 
Amy Woodruff
453-2028
 

From: Jennica Reynolds [mailto:jreynolds@middletoncity.com] 
Sent: Wednesday, August 25, 2021 1:48 PM
To: Stephanie Hopkins
Cc: Roberta Stewart; Amy Woodruff
Subject: RE: Amended Preliminary Plat - Waterford
 
I have updated our files.
 
Thank You,

Jennica Reynolds
Deputy Clerk, Planning
City of Middleton

mailto:shopkins@kmengllp.com
mailto:amy@civildynamics.net
mailto:jreynolds@middletoncity.com
mailto:rstewart@middletoncity.com
https://kmengllp.com/
https://goo.gl/maps/1i8i5LrXjqBo7gYw8
mailto:jreynolds@middletoncity.com
jreynolds
Text Box
    Exhibit 1



208-585-3133
jreynolds@middletoncity.com
 

From: Stephanie Hopkins <shopkins@kmengllp.com> 
Sent: Wednesday, August 25, 2021 11:30 AM
To: Jennica Reynolds <jreynolds@middletoncity.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>
Subject: RE: Amended Preliminary Plat - Waterford
 
Hi Jennica,
 
Please find the updated Waterford preliminary plat attached here with updated street name.
 
Please let me know if there are any additional comments or questions and we’ll have those
addressed ASAP. Amy has been working with our engineers on the first and second phases of
Waterford, so she may not have any additional comments on the pre-plat.
 
Thanks,
 
Stephanie Hopkins
Land Planning Manager

KM ENGINEERING
5725 North Discovery Way | Boise, ID 83713
208.639.6939

 
 

From: Jennica Reynolds <jreynolds@middletoncity.com> 
Sent: Tuesday, August 24, 2021 11:36 AM
To: Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>
Subject: RE: Amended Preliminary Plat - Waterford
 

We are scheduling Waterford for Sept 13th P&Z Hearing. Fingers crossed we make it 
 

Thank You,
Jennica Reynolds
Deputy Clerk, Planning
City of Middleton
208-585-3133
jreynolds@middletoncity.com
 

From: Stephanie Hopkins <shopkins@kmengllp.com> 
Sent: Tuesday, August 24, 2021 10:39 AM
To: Jennica Reynolds <jreynolds@middletoncity.com>
Subject: RE: Amended Preliminary Plat - Waterford
 

mailto:jreynolds@middletoncity.com
mailto:shopkins@kmengllp.com
mailto:jreynolds@middletoncity.com
mailto:rstewart@middletoncity.com
https://kmengllp.com/
https://goo.gl/maps/1i8i5LrXjqBo7gYw8
mailto:jreynolds@middletoncity.com
mailto:shopkins@kmengllp.com
mailto:rstewart@middletoncity.com
mailto:jreynolds@middletoncity.com
mailto:shopkins@kmengllp.com
mailto:jreynolds@middletoncity.com


Hi Jennica,
 
Hope you’re having a good day so far. Just wanted to check-in, do you think Waterford is going to be

on the Sept. 7th P&Z hearing? Or will it be at a later date?

Thanks!
 
Stephanie Hopkins
Land Planning Manager

KM ENGINEERING
5725 North Discovery Way | Boise, ID 83713
208.639.6939

 
 

From: Stephanie Hopkins 
Sent: Monday, August 23, 2021 3:58 PM
To: Jennica Reynolds <jreynolds@middletoncity.com>; Patrick Connor
<pconnor@hubblehomes.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Amy Woodruff <amy@civildynamics.net>
Subject: RE: Amended Preliminary Plat - Waterford (Duplicate Street Names)
 
Hi Jennica,
 
Not a problem, thanks for letting me know. We’ll make the change but will hold on resubmitting
until we hear from Amy on any further revisions needed.
 
Thanks!
 
Stephanie Hopkins
Land Planning Manager

KM ENGINEERING
5725 North Discovery Way | Boise, ID 83713
208.639.6939

 
 

From: Jennica Reynolds <jreynolds@middletoncity.com> 
Sent: Monday, August 23, 2021 3:54 PM
To: Stephanie Hopkins <shopkins@kmengllp.com>; Patrick Connor <pconnor@hubblehomes.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Amy Woodruff <amy@civildynamics.net>
Subject: RE: Amended Preliminary Plat - Waterford (Duplicate Street Names)
 
Stephanie,
Not to be a pain, but Roscommon Dr. Needs to be changed to Roscommon St. Only Avenues and
Streets are allowed in the code. When you submit the final after you get Amy’s comments please
make this change.

https://kmengllp.com/
https://goo.gl/maps/1i8i5LrXjqBo7gYw8
mailto:jreynolds@middletoncity.com
mailto:pconnor@hubblehomes.com
mailto:rstewart@middletoncity.com
mailto:amy@civildynamics.net
https://kmengllp.com/
https://goo.gl/maps/1i8i5LrXjqBo7gYw8
mailto:jreynolds@middletoncity.com
mailto:shopkins@kmengllp.com
mailto:pconnor@hubblehomes.com
mailto:rstewart@middletoncity.com
mailto:amy@civildynamics.net


 

Thank You,
Jennica Reynolds
Deputy Clerk, Planning
City of Middleton
208-585-3133
jreynolds@middletoncity.com
 

From: Stephanie Hopkins <shopkins@kmengllp.com> 
Sent: Thursday, August 12, 2021 3:56 PM
To: Jennica Reynolds <jreynolds@middletoncity.com>; Patrick Connor
<pconnor@hubblehomes.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Amy Woodruff <amy@civildynamics.net>
Subject: RE: Amended Preliminary Plat - Waterford (Duplicate Street Names)
 
Hi Jennica,
 
Please see the attached revised preliminary plat for Waterford Subdivision to reflect the new street
names.
 
Let me know if you have any questions or need any additional information!
 
Thanks,
 
Stephanie Hopkins
Land Planning Manager

KM ENGINEERING
5725 North Discovery Way | Boise, ID 83713
208.639.6939

 

From: Jennica Reynolds <jreynolds@middletoncity.com> 
Sent: Monday, August 9, 2021 3:18 PM
To: Patrick Connor <pconnor@hubblehomes.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Amy Woodruff <amy@civildynamics.net>
Subject: RE: Amended Preliminary Plat - Waterford (Duplicate Street Names)
 
Patrick,
I think you are probably correct in thinking that is how you were advised previously. We are really
trying to make addresses easy for emergency services and delivery personnel to be able to find.
 Since all new subdivisions are required to have cluster mailboxes, it really becomes a problem for
someone driving down the road and having it stop and then not pick backup for a couple more
blocks. It can be a bit confusing.
Thank you for your patience.
 

Thank You,

mailto:jreynolds@middletoncity.com
mailto:shopkins@kmengllp.com
mailto:jreynolds@middletoncity.com
mailto:pconnor@hubblehomes.com
mailto:rstewart@middletoncity.com
mailto:amy@civildynamics.net
https://kmengllp.com/
https://goo.gl/maps/1i8i5LrXjqBo7gYw8
mailto:jreynolds@middletoncity.com
mailto:pconnor@hubblehomes.com
mailto:shopkins@kmengllp.com
mailto:rstewart@middletoncity.com
mailto:amy@civildynamics.net


   

Patrick Connor
Director of Planning and Design

e pconnor@hubblehomes.com

o (208) 433-8800
p (208) 695-2001
m (214) 564-2812

Jennica Reynolds
Deputy Clerk, Planning
City of Middleton
208-585-3133
jreynolds@middletoncity.com
 

From: Patrick Connor <pconnor@hubblehomes.com> 
Sent: Monday, August 9, 2021 3:02 PM
To: Jennica Reynolds <jreynolds@middletoncity.com>; Stephanie Hopkins
<shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Amy Woodruff <amy@civildynamics.net>
Subject: RE: Amended Preliminary Plat - Waterford (Duplicate Street Names)
 
Ok Jennica – we will revise the street names. I believe we were advised to have the street names
match based on their common alignment but we can change them if that is the standard now.
 

 

 

From: Jennica Reynolds <jreynolds@middletoncity.com> 
Sent: Monday, August 9, 2021 2:49 PM
To: Patrick Connor <pconnor@hubblehomes.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Amy Woodruff <amy@civildynamics.net>
Subject: Amended Preliminary Plat - Waterford (Duplicate Street Names)
 
Hello,
I have been reviewing the Amended Pre-Plat for Waterford and after talking with Roberta and Amy
we need you to make a change to the street names.
Currently the plat shows 2 Limerick Ct streets, 2 Kinsale St. streets and 2 Cork St. streets. Even
though they line up along the same section lines, because they do not connect we need to change
the names of 1 of each. I hope this makes sense. Please submit the changes along with an updated
Narrative so that we can keep this moving to Planning and Zoning.  
 

Thank You,
Jennica Reynolds
Deputy Clerk, Planning
City of Middleton
208-585-3133
jreynolds@middletoncity.com
 

http://hubblehomes.com/
http://hubblehomes.com/
http://hubblehomes.com/visit
https://www.facebook.com/hubblehomes/
https://www.instagram.com/hubblehomes/?hl=en
https://www.houzz.com/pro/hubblehomes/hubble-homes
https://www.youtube.com/channel/UC6IB9iRD8FRnR-aNCZR8PLw
mailto:pconnor@hubblehomes.com
mailto:jreynolds@middletoncity.com
mailto:pconnor@hubblehomes.com
mailto:jreynolds@middletoncity.com
mailto:shopkins@kmengllp.com
mailto:rstewart@middletoncity.com
mailto:amy@civildynamics.net
mailto:jreynolds@middletoncity.com
mailto:pconnor@hubblehomes.com
mailto:shopkins@kmengllp.com
mailto:rstewart@middletoncity.com
mailto:amy@civildynamics.net
mailto:jreynolds@middletoncity.com


From: Amy Woodruff
To: Jennica Reynolds; Roberta Stewart
Subject: FW: Waterford East pre-app
Date: Tuesday, September 7, 2021 9:58:11 AM

Please see below.  I think both those plats should reflect the Albright configuration. 
 
Jennica, let’s see what they send over before I get you a P/Z recommendation letter over.  Please let
me know if you have a different path in mind.
 
Thank you. 
 
Amy Woodruff
453-2028
 

From: Amy Woodruff 
Sent: Tuesday, September 7, 2021 9:56 AM
To: 'Patrick Connor'; Roberta Stewart; Jennica Reynolds
Cc: Austin Edwards
Subject: Waterford East pre-app
 
Patrick, generally YES.  Agree with your notes and subjects below.
 
Waterford is applying for an amended preliminary plat and I would like to capture the
Waterford/Waterford East interface in that revised plat as well.  Please send over the sketch and we
will provide follow up comments, if any.
 
Thank you. 
 
Amy Woodruff
453-2028
 

From: Patrick Connor [mailto:pconnor@hubblehomes.com] 
Sent: Friday, September 3, 2021 10:56 AM
To: Roberta Stewart; Jennica Reynolds; Amy Woodruff
Cc: Austin Edwards
Subject: Waterford East pre-app
 
Roberta, Amy and Jennica,
Thanks for having Austin and me over to discuss Waterford East. Below are my notes from the
meeting.
 
The application will need to include a request to terminate the Paradise Valley DA applicable to our
boundary area.
The City is considering a zone change to allow 90 degree radius streets and private driveways, 150’
max length (two lots @ 75’ each) -  we will design assuming these changes to code.
Open space is 5% minimum. Please continue the pathway of Waverly Place along the drain.  
PI has the option to share a pump house with Waterford as long as capacity and pressure are
sufficient.

mailto:amy@civildynamics.net
mailto:jreynolds@middletoncity.com
mailto:rstewart@middletoncity.com
jreynolds
Text Box
   Exhibit 2



   

Patrick Connor
Director of Planning and Design

e pconnor@hubblehomes.com

o (208) 433-8800
p (208) 695-2001
m (214) 564-2812

Would need to coordinate with irrigation companies, IDWR and Army COE if considering changing
alignment of slough

Sewer in 9th Street.
Need to verify the latecomer fee.
City sewer is under a “sanitary restrictions” meaning there may be building restrictions until the
treatment plan expansion is complete in 2 – 2.5 years. Sewer permits are tied to construction plan
approval. Waterford 1 and 2 should be OK. Phase 3 of Waterford might be affected.
We will send over an overall map to allow Amy to evaluate the east-west Foxrock St connection
option and eliminating Albright Ave.
 
 

 

 

http://hubblehomes.com/
http://hubblehomes.com/
http://hubblehomes.com/visit
https://www.facebook.com/hubblehomes/
https://www.instagram.com/hubblehomes/?hl=en
https://www.houzz.com/pro/hubblehomes/hubble-homes
https://www.youtube.com/channel/UC6IB9iRD8FRnR-aNCZR8PLw
mailto:pconnor@hubblehomes.com


From: Chris Hopper
To: Jennica Reynolds
Cc: Roberta Stewart
Subject: RE: Middleton Notice of Public Hearing - Waterford P&Z
Date: Tuesday, September 7, 2021 5:11:43 PM
Attachments: Notice - Agencies PZ 9-13-21.pdf

Jennica-
CHD4 has reviewed the amended preliminary plat application for Waterford Subdivision, and has no comment or
objection to the proposed development.
 
Respectfully,
 
Chris Hopper, P.E.
District Engineer
 
Canyon Highway District No. 4
15435 Hwy 44
Caldwell, Idaho  83607
208-454-8135
 

From: Jennica Reynolds <jreynolds@middletoncity.com> 
Sent: Friday, August 27, 2021 9:47 AM
To: Alicia Krantz - MSD <akrantz@msd134.org>; Canyon County Paramedics <MStowell@ccparamedics.com>; Carl Miller
<cmiller@compassidaho.org>; Idaho Power - Mike Ybarguen <MYbarguen@idahopower.com>; ITD - Development
<D3Development.services@ITD.idaho.gov>; ITD - Sarah <Sarah.Arjona@itd.idaho.gov>; Julie Collette
<gmprdjulie@gmail.com>; Lacey Grooms - MSD <lgrooms@msd134.org>; zoninginfo@canyonco.org;
vislas@starfirerescue.org; Middleton Mill - Sawtooth Law <bryce@sawtoothlaw.com>; Middleton Mill Ditch Co
<irrigation.mm.mi@gmail.com>; Allen Funkhouser (allenfun50@hotmail.com) <allenfun50@hotmail.com>; Chris
Hopper <CHopper@canyonhd4.org>; idwrinfo@idwr.idaho.gov; jessica.mansell@intgas.com
Cc: Roberta Stewart <rstewart@middletoncity.com>
Subject: Middleton Notice of Public Hearing - Waterford P&Z
 
Please see the notice of Public Hearing for Waterford Amended Preliminary Plat.
The link to the application is here:
https://middleton.id.gov/Portals/0/Public%20Hearings/Waterford%20Amended%20PP%20Application%20Combined%20-
%20PRR.pdf
 
Thank You,

Jennica Reynolds
Deputy Clerk, Planning
City of Middleton
208-585-3133
jreynolds@middletoncity.com
 

mailto:CHopper@canyonhd4.org
mailto:jreynolds@middletoncity.com
mailto:rstewart@middletoncity.com
https://middleton.id.gov/Portals/0/Public%20Hearings/Waterford%20Amended%20PP%20Application%20Combined%20-%20PRR.pdf
https://middleton.id.gov/Portals/0/Public%20Hearings/Waterford%20Amended%20PP%20Application%20Combined%20-%20PRR.pdf
mailto:jreynolds@middletoncity.com



 


CITY OF MIDDLETON 
P.O. Box 487, 1103 W. Main St., Middleton, ID  83644 


208-585-3133 Fax (208) 585-9601 


citmid@middletoncity.com    


www.middleton.id.gov 
 
August 27, 2021 
 
Via Email 
 
Middleton School District #134  Canyon County Paramedics  
5 S. Viking Ave.    6116 Graye Ln 
Middleton, ID 83644    Caldwell, ID 83607 
 
Middleton Rural Fire District   Greater Middleton Parks & Rec District 
302 E Main Street    PO Box 265 
Middleton, ID 83664    Middleton, ID 83644    
  
Middleton Irrigation Association  Canyon County Dev. Services 
P.O. Box 848     111 N. 11th Ave, Room 140 
Middleton, ID 83644    Caldwell, ID 83605 
 
Idaho Transportation Department  COMPASS 
3311 W. State Street    700 NE 2nd Street, Ste., 200 
Boise, ID 83707-1129    Meridian, ID 83642 
 
Idaho Power Company   Canyon Highway District No. 4 
2420 Chacartegui Lane   15435 Hwy 44 
Nampa, ID 83687    Caldwell, ID 83607 
 
IDWR      Intermountain Gas Company 
322 E Front Street STE 648   2921 Caldwell Blvd 
Boise, ID 83702    Nampa, ID 83651 
 
 
 
Re: Notice of Public Hearing 
 


The Middleton Planning and Zoning Commission is scheduled to hold a public hearing 


at 5:30 p.m. on Monday, September 13, 2021, at 1103 W. Main St., Middleton, Idaho, to 


consider the following: 


  


An application by Providence Properties, LLC for Amended Preliminary Plat with respect 


to the Waterford Subdivision located at 0 Duff Lane (Tax Parcel Nos., R3386101000 


and R3386100000). The applicant is requesting a revision of the phasing plan from 7 


to 5 phases and change 3 duplicative street names. The proposed amended preliminary 


plat is zoned R-3 (“Single Family Residential”) and consists of 262 single family 


buildable lots and 16 common lots, and 1 emergency access lot on 99 acres of vacant 


land.  


 


The full application is available for review at City Hall, 1103 W. Main St., Middleton, Idaho or 


online at middleton.id.gov/PublicHearingNotices. Written comments may be submitted at the hearing 


or earlier to the Planning and Zoning Department at jreynolds@middletoncity.com. Comments may 


also be mailed to the City of Middleton at P.O. Box 487, Middleton, ID 83644. 


 



mailto:jreynolds@middletoncity.com





 


 


 


 


 
Sincerely, 


Jennica Reynolds 
Middleton City, Deputy Clerk/Planning and Zoning  
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Patrick Connor
Director of Planning and Design

e pconnor@hubblehomes.com

o (208) 433-8800
p (208) 695-2001
m (214) 564-2812

From: Amy Woodruff
To: Jennica Reynolds; Roberta Stewart
Subject: RECOMMENDATION - Waterford Amended PP P&Z 9-13-2021
Date: Monday, September 13, 2021 2:42:51 PM
Attachments: Waterford Revised PrePlat recommendation.pdf

Jennica, please find attached.  I will drop a copy by if you don’t respond, ok. 
 
Amy Woodruff
453-2028
 

From: Patrick Connor [mailto:pconnor@hubblehomes.com] 
Sent: Friday, September 10, 2021 10:17 AM
To: Amy Woodruff; Matt Derr; Jennica Reynolds; Stephanie Hopkins
Cc: Roberta Stewart; Austin Edwards
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Much appreciated, thanks Amy.
 

 

 

From: Amy Woodruff <amy@civildynamics.net> 
Sent: Friday, September 10, 2021 10:10 AM
To: Matt Derr <MDerr@kmengllp.com>; Patrick Connor <pconnor@hubblehomes.com>; Jennica
Reynolds <jreynolds@middletoncity.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
<aedwards@hubblehomes.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Thank you for sending over the revised preliminary plat.  No further comments or requested
revisions.  I will follow up with a recommendation letter for Jennica’s presentation to the P/Z
Commission.  Amy
 

From: Matt Derr <MDerr@kmengllp.com> 
Sent: Thursday, September 9, 2021 5:21 PM
To: Amy Woodruff <amy@civildynamics.net>; Patrick Connor <pconnor@hubblehomes.com>;
Jennica Reynolds <jreynolds@middletoncity.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
<aedwards@hubblehomes.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 

http://hubblehomes.com/
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mailto:jreynolds@middletoncity.com
mailto:rstewart@middletoncity.com
mailto:MDerr@kmengllp.com
mailto:amy@civildynamics.net
mailto:pconnor@hubblehomes.com
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Revised attached.
 
Matthew Derr, P.E.
KM Engineering
208.639.6939
 

From: Amy Woodruff <amy@civildynamics.net> 
Sent: Thursday, September 9, 2021 4:11 PM
To: Matt Derr <MDerr@kmengllp.com>; Patrick Connor <pconnor@hubblehomes.com>; Jennica
Reynolds <jreynolds@middletoncity.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
<aedwards@hubblehomes.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
The preplat should reflect what is being developed, if possible.
 
Amy Woodruff
453-2028
 

From: Matt Derr [mailto:MDerr@kmengllp.com] 
Sent: Thursday, September 9, 2021 4:10 PM
To: Patrick Connor; Amy Woodruff; Jennica Reynolds; Stephanie Hopkins
Cc: Roberta Stewart; Austin Edwards
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Patrick,
 
I just spoke with Amy on a revision to the duff lane detail.  I can incorporate that into the revision if
you want
 
Matthew Derr, P.E.
KM Engineering
208.639.6939
 

From: Patrick Connor <pconnor@hubblehomes.com> 
Sent: Thursday, September 9, 2021 4:08 PM
To: Matt Derr <MDerr@kmengllp.com>; Amy Woodruff <amy@civildynamics.net>; Jennica Reynolds
<jreynolds@middletoncity.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
<aedwards@hubblehomes.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Amy, Roberta and Jennica,
I want to add a note here that the updated preliminary plat with the phasing plan and Albright
elimination does not reflect the changes we made to the drainage lots during the Phase 1
construction plan review process.

mailto:amy@civildynamics.net
mailto:MDerr@kmengllp.com
mailto:pconnor@hubblehomes.com
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mailto:shopkins@kmengllp.com
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Patrick Connor
Director of Planning and Design

e pconnor@hubblehomes.com

o (208) 433-8800
p (208) 695-2001
m (214) 564-2812

   

Patrick Connor
Director of Planning and Design

e pconnor@hubblehomes.com

o (208) 433-8800
p (208) 695-2001
m (214) 564-2812

 
 

 

 

From: Matt Derr <MDerr@kmengllp.com> 
Sent: Thursday, September 9, 2021 3:16 PM
To: Patrick Connor <pconnor@hubblehomes.com>; Amy Woodruff <amy@civildynamics.net>;
Jennica Reynolds <jreynolds@middletoncity.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
<aedwards@hubblehomes.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Attached is the updated PDF for your use.
 
Matthew Derr, P.E.
KM Engineering
208.639.6939
 

From: Patrick Connor <pconnor@hubblehomes.com> 
Sent: Thursday, September 9, 2021 2:10 PM
To: Amy Woodruff <amy@civildynamics.net>; Jennica Reynolds <jreynolds@middletoncity.com>;
Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
<aedwards@hubblehomes.com>; Matt Derr <MDerr@kmengllp.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Amy – thanks for getting back to us. KM will send you all the updated prelim plat with the changes
very soon.
 
Patrick
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Patrick Connor
Director of Planning and Design

e pconnor@hubblehomes.com

o (208) 433-8800
p (208) 695-2001
m (214) 564-2812

 

From: Amy Woodruff <amy@civildynamics.net> 
Sent: Thursday, September 9, 2021 12:08 PM
To: Patrick Connor <pconnor@hubblehomes.com>; Jennica Reynolds
<jreynolds@middletoncity.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
<aedwards@hubblehomes.com>; Matt Derr <MDerr@kmengllp.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 

Patrick, I think it is ok to eliminate Albright from 9th to the north along Waterford boundary.  As the
Waterford preplat is tweaked, please keep Foxrock north so the north right of way is congruent with
Bayne south parcel boundary.  We can work on how to best connect to Bayne parcel with Waterford
east, but please be thinking that direction ok. 
 
Amy Woodruff
453-2028
 

From: Patrick Connor [mailto:pconnor@hubblehomes.com] 
Sent: Thursday, September 9, 2021 9:03 AM
To: Amy Woodruff; Jennica Reynolds; Stephanie Hopkins
Cc: Roberta Stewart; Austin Edwards; Matt Derr
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Amy – Checking in so see if you’ve reviewed the updated layout without Albright St. I need to stay on
track for next week’s hearing. KM Engineering can turn around the prelim plat update without
Albright St as soon as you give us the greenlight.
 
Thanks,
Patrick
 

 

 

From: Patrick Connor 
Sent: Wednesday, September 8, 2021 11:53 AM
To: Amy Woodruff <amy@civildynamics.net>; Jennica Reynolds <jreynolds@middletoncity.com>;
Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
(aedwards@hubblehomes.com) <aedwards@hubblehomes.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
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Patrick Connor
Director of Planning and Design

e pconnor@hubblehomes.com

o (208) 433-8800
p (208) 695-2001
m (214) 564-2812

Amy – good timing, please see the proposed overall layout attached. The first attachment is the
overall with Waterford, Waterford East and Waverly Place. The second is just Waterford East. You
will see we are keeping Foxrock Rd the same location and just continuing it into Waterford East. The

difference is that we are proposing that Albright from 9th St north to Foxrock at the far east side is
removed since it doesn’t really serve a purpose and the connectivity is made with Waterford East. In
addition, the drain, all the large trees and irrigation easement can stay in place. This 100’ area
between the back of lots of Waterford and Waterford East can have pedestrian pathway for

connectivity to 9th Street as well as additional greenspace for both communities.
 
Please let me know what you think about the prospect of eliminating Albright from the Waterford
Preliminary Plat and KM can get it revised for the hearing next week.
 
Ptrick
 
 

 

 

From: Amy Woodruff <amy@civildynamics.net> 
Sent: Wednesday, September 8, 2021 11:28 AM
To: Jennica Reynolds <jreynolds@middletoncity.com>; Stephanie Hopkins
<shopkins@kmengllp.com>; Patrick Connor <pconnor@hubblehomes.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Jennica and KM – we still need to see the revisions on the east end of the project, Albright Street
and the East Waterford interface to move forward with a recommendation. 
 
Thank you.
 
Amy Woodruff
453-2028
 

From: Jennica Reynolds [mailto:jreynolds@middletoncity.com] 
Sent: Wednesday, September 8, 2021 11:21 AM
To: Stephanie Hopkins; Patrick Connor
Cc: Amy Woodruff; Roberta Stewart
Subject: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Please see the attached staff report for the Planning and Zoning Meeting this Monday, September

13th. This staff report is subject to change once I have Amy’s final comments. I also need a final
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version (digital and hard copy) of the preliminary plat once all the engineer comments have been
addressed.
 
Thank You,

Jennica Reynolds
Deputy Clerk, Planning
City of Middleton
208-585-3133
jreynolds@middletoncity.com
 

Links contained in this email have been replaced. If you click on a link in the email above, the link will
be analyzed for known threats. If a known threat is found, you will not be able to proceed to the
destination. If suspicious content is detected, you will see a warning.

Links contained in this email have been replaced. If you click on a link in the email above, the link will
be analyzed for known threats. If a known threat is found, you will not be able to proceed to the
destination. If suspicious content is detected, you will see a warning.

Links contained in this email have been replaced. If you click on a link in the email above, the link will
be analyzed for known threats. If a known threat is found, you will not be able to proceed to the
destination. If suspicious content is detected, you will see a warning.
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Exhibit “6” 



From: Dale Sanger
To: Jennica Reynolds
Subject: Waterford subdivision and zoning
Date: Monday, September 13, 2021 4:31:24 PM

     Thank you for taking my call today Jennica and explaining the process of what took place in 2020 amidst
COVID  that everyone was affected by.
     With great certainty I am sure that most if not all of my fellow neighbors would have attended in 2020 to suggest
an alternate development idea for the proposed Waterford subdivision plans.
      Many of the people in the area of Foothill road cherish the country life that it is apparent the developers have no
desire in maintaining. Changing the Zoning to R3 to add this subdivision will have zero advantages to anyone
involved with one exception (the ability for the developer to purchase more toys) . Duff lane cannot support the
existing traffic that is necessary to normal everyday activity let alone the construction trucks and related vehicles
that are there now! But in addition to this we are going to add 270 more homes to an already stressed traffic system.
     Foothill road is also the road biking capitol of Middleton that is now going to be packed with cars every morning
trying to drive to Lansing to get into town for work. This in itself is going to pose an additional risk to pedestrian
related accidents as the population of cars and incidence of speeding has already increase immensely.
     The idea that should have been put forward and embraced was a compromise whereas the subdivision in question
should have been developed into 1 or 2 acre parcels still allowing conservation of minerals such as water while
allowing for a group of homes that would have provided the tax base that the city counsel so needs to have!!
      I will make a point to attend the next meeting at city counsel so that stuff doesn’t get slipped in for approval such
as it did in 2020 COVID times!!

—Thank you again for your time.

-Dale Sanger

mailto:dale.sanger69@gmail.com
mailto:jreynolds@middletoncity.com
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Middleton Planning & Zoning Commission 
Findings of Facts, Conclusions of Law, and Decision & Recommendation 

 
 

 

 

 
 
 
In the Matter of an application by Providence Properties, LLC for Amended Preliminary Plat with 
respect to the Waterford Subdivision located at 0 Duff Lane (Tax Parcel Nos., R3386101000 and 
R3386100000). The applicant is requesting a revision of the phasing plan from 7 to 5 phases 
and to change 3 duplicative road names. The proposed amended preliminary plat is zoned R-3 
(“Single Family Residential”) and consists of 261 single family buildable lots and 16 common 
lots, and 1 emergency access lot on 99 acres of vacant land. 
 

A. Findings of Fact: 
 

1. Hearing Facts: (See Staff Report for the hearing date of September 13, 2021, which 
Report is attached hereto as Exhibit “A’ and incorporated herein by this reference.) 
 

2. Process Facts: (See Staff Report for the hearing date of September 13, 2021, which 
Report is attached hereto as Exhibit “A’ and incorporated herein by this reference.) 

 
3. Application and Property Facts: (See Staff Report for the hearing date of September 

13, 2021, which Report is attached hereto as Exhibit “A’ and incorporated herein by 
this reference.) 

 

4. Required Findings per Middleton City Code 1-14, 1-15, 1-16, 5-1, 5-3 and 5-4 and 
Idaho Code Sec., 67-65: (See Staff Report for the hearing date of September 13, 2021, 
which Report is attached hereto as Exhibit “A’ and incorporated herein by this 
reference.) 
 

B. Conclusions of Law: 
 

1. That the City of Middleton shall exercise the powers conferred upon it by the “Local 
Land Use Planning Act of 1975,” codified at Chapter 65, Title 67, Idaho Code (I.C. §67-
6503). 
 

2. That due consideration has been given to the comment(s) received from the 
governmental subdivisions providing services in the City of Middleton planning 
jurisdiction and comment(s) received in written form and through public testimony. 

 

3. That notice of the application and public hearing were given according to law.   
 

4. That Planning and Zoning Commission’s public hearing was conducted according to 
law, and the city has kept a record of the application and related documents.  

 

5. That codes applicable to the application are Middleton City Code 1-14, 1-15, 1-16, 5-1, 
5-3, 5-4 and Idaho Code Sec., 67-65. 

 
C. Decision and Recommendation: 

 
Pursuant to the Planning & Zoning Commission’s authority as provided in Middleton City 

Code 1-5-5, and based upon the above Findings of Facts and Conclusions of Law, it is hereby 
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recommended that: 
 
City Council approve the application for Waterford Amended Preliminary Plat. 
 

D. Right to Request Regulatory Taking Analysis: 
 
The Applicant is hereby notified of his right to request a regulatory taking analysis pursuant to 
section 67-8003, Idaho Code. 

 
WRITTEN RECOMMENDATION AND DECISION APPROVED ON: October ____, 2021. 
 
 
 
            
      Ray Waltemate, Chairman 
      Planning and Zoning Commission 
 
Attest: 
 
      
Jennica Reynolds 
Planning and Zoning Department 

 







 

1 
 

             STAFF REVIEW AND REPORT 
       Middleton Planning and Zoning Commission 

 
 

 

 

 

Waterford Amended Preliminary Plat Application 
 

Snapshot Summary 

 
  

A. Planning & Zoning Commission Hearing Date: September 13, 2021  

B. Project Description: Amended Preliminary Plat of Residential subdivision with 262 
buildable lots and 16 common lots on 99 acres of vacant land located at 0 Duff Lane 
(Tax Parcel #R3386101000 and R3386100000).   

C. Application Requests: An application submitted by Providence Properties, LLC for 
Amended Preliminary Plat for a revision to the phasing plan from 7 to 5 phases and to 
change 3 duplicative street names. 
 

D. Current Zoning & Property Condition:  The property is currently zoned R-3 (Single-
Family Residential) and was annexed into the city in 2020.   

 

 
 

E. Amended Preliminary Plat Application: The Amended Preliminary Plat complies 
with all standards and codes of the City of Middleton.  The applicant is requesting a 
revision to the phasing. The intent of this revision is to add additional buildable lots to 
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each phase. The number and construction of common lots for each phase remains 
unchanged from the initial approval. 
 
Planning Staff has also requested a change of 3 duplicative street names (Kinsale St. 
to Edenderry St, Cork St. to Roscommon St, and Limerick Ct to Carlow Ct.) to alleviate 
confusion for delivery vehicles and emergency services.  
 

 
 

Phase 7 

Phase 1 
Phase 2 

Phase 4

 
 Phase 1 

Phase 3 

Phase 6 
Phase 5 

Phase 1 Phase 2 

Phase 3 Phase 4 

Phase 5 
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F. Comments Received from Surrounding Landowners:  None. 
 
G. Comments from Agencies:  

• Canyon Highway District No. 4 comments dated 9/7/2021 state “No comment or 
objection to the proposed development.” (Exhibit 3) 

• Sawtooth Law Offices (dated 9/7/2021) Typical ditch and easement comments. 
(Exhibit 4) 

 
H. Comments from City Engineer and Planning Staff: Copies of City Engineer 

comments dated 8/25/2021 attached as Exhibit, comments dated 9/7/2021 as Exhibit 
2,  and comments 9/13/2021 attached as Exhibit 5. 

 
I. Applicant Information:  Application was received and accepted on June 25, 2021. 

The Applicant/Owner Providence Properties, LLC located at 701 S Allen Street, Suite 
104, Meridian, ID 83642. 
 

J. Notices:       Dates: 
      

Newspaper Notification     08/29/2021 
 

 Radius notification mailed to 
 Adjacent landowners within 300’    08/27/2021  

 
 Circulation to Agencies     08/27/2021  
 
 Sign Posting property     08/27/2021 

 
Planning staff finds that notice was given according to law. 
 

K. Applicable Codes and Standards: 
  
Idaho State Statue Title 67, Chapter 65 
Middleton City Code 1-14, 1-15, 1-16, 5-1, 5-3, and 5-4. 
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L. Conclusions and Recommended Conditions of Approval: 
 
The Planning & Zoning Commission is tasked with considering the application for 
Amended Preliminary Plat for a revision to the phasing plan from 7 to 5 phases and to 
change 3 duplicative street names.  
 
If the Commission is inclined to recommend to City Council approval of the application, 
Planning Staff recommends the approval be without any conditions of approval. 
 
If the Commission is inclined to deny the application, State law requires the 
Commission to identify what measures, if any, the Applicant can take to gain approval. 

 
 
 
 
 

 Prepared by Planning Deputy Clerk, Jennica Reynolds Dated: 9/13/2021 



From: Stephanie Hopkins
To: Amy Woodruff; Jennica Reynolds
Cc: Roberta Stewart
Subject: RE: Amended Preliminary Plat - Waterford
Date: Wednesday, August 25, 2021 4:06:16 PM

Hi Amy,
 
I will coordinate with our engineer/surveyor to get that updated.
 
Thanks!
 
Stephanie Hopkins
Land Planning Manager

KM ENGINEERING
5725 North Discovery Way | Boise, ID 83713
208.639.6939

 
 

From: Amy Woodruff <amy@civildynamics.net> 
Sent: Wednesday, August 25, 2021 4:02 PM
To: Jennica Reynolds <jreynolds@middletoncity.com>; Stephanie Hopkins
<shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>
Subject: RE: Amended Preliminary Plat - Waterford
 
Jennica, thank you for cc-ing me here. 
 
Stephanie, please revise the Duff Lane typical section to reflect the 5 lane urban, 36ft to tbc.  Please
add a note or asterisk “actual pavement widths and dimensions to be determined at final design”.
 
Thank you.  
 
Amy Woodruff
453-2028
 

From: Jennica Reynolds [mailto:jreynolds@middletoncity.com] 
Sent: Wednesday, August 25, 2021 1:48 PM
To: Stephanie Hopkins
Cc: Roberta Stewart; Amy Woodruff
Subject: RE: Amended Preliminary Plat - Waterford
 
I have updated our files.
 
Thank You,

Jennica Reynolds
Deputy Clerk, Planning
City of Middleton

mailto:shopkins@kmengllp.com
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208-585-3133
jreynolds@middletoncity.com
 

From: Stephanie Hopkins <shopkins@kmengllp.com> 
Sent: Wednesday, August 25, 2021 11:30 AM
To: Jennica Reynolds <jreynolds@middletoncity.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>
Subject: RE: Amended Preliminary Plat - Waterford
 
Hi Jennica,
 
Please find the updated Waterford preliminary plat attached here with updated street name.
 
Please let me know if there are any additional comments or questions and we’ll have those
addressed ASAP. Amy has been working with our engineers on the first and second phases of
Waterford, so she may not have any additional comments on the pre-plat.
 
Thanks,
 
Stephanie Hopkins
Land Planning Manager

KM ENGINEERING
5725 North Discovery Way | Boise, ID 83713
208.639.6939

 
 

From: Jennica Reynolds <jreynolds@middletoncity.com> 
Sent: Tuesday, August 24, 2021 11:36 AM
To: Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>
Subject: RE: Amended Preliminary Plat - Waterford
 

We are scheduling Waterford for Sept 13th P&Z Hearing. Fingers crossed we make it 
 

Thank You,
Jennica Reynolds
Deputy Clerk, Planning
City of Middleton
208-585-3133
jreynolds@middletoncity.com
 

From: Stephanie Hopkins <shopkins@kmengllp.com> 
Sent: Tuesday, August 24, 2021 10:39 AM
To: Jennica Reynolds <jreynolds@middletoncity.com>
Subject: RE: Amended Preliminary Plat - Waterford
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mailto:shopkins@kmengllp.com
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Hi Jennica,
 
Hope you’re having a good day so far. Just wanted to check-in, do you think Waterford is going to be

on the Sept. 7th P&Z hearing? Or will it be at a later date?

Thanks!
 
Stephanie Hopkins
Land Planning Manager

KM ENGINEERING
5725 North Discovery Way | Boise, ID 83713
208.639.6939

 
 

From: Stephanie Hopkins 
Sent: Monday, August 23, 2021 3:58 PM
To: Jennica Reynolds <jreynolds@middletoncity.com>; Patrick Connor
<pconnor@hubblehomes.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Amy Woodruff <amy@civildynamics.net>
Subject: RE: Amended Preliminary Plat - Waterford (Duplicate Street Names)
 
Hi Jennica,
 
Not a problem, thanks for letting me know. We’ll make the change but will hold on resubmitting
until we hear from Amy on any further revisions needed.
 
Thanks!
 
Stephanie Hopkins
Land Planning Manager

KM ENGINEERING
5725 North Discovery Way | Boise, ID 83713
208.639.6939

 
 

From: Jennica Reynolds <jreynolds@middletoncity.com> 
Sent: Monday, August 23, 2021 3:54 PM
To: Stephanie Hopkins <shopkins@kmengllp.com>; Patrick Connor <pconnor@hubblehomes.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Amy Woodruff <amy@civildynamics.net>
Subject: RE: Amended Preliminary Plat - Waterford (Duplicate Street Names)
 
Stephanie,
Not to be a pain, but Roscommon Dr. Needs to be changed to Roscommon St. Only Avenues and
Streets are allowed in the code. When you submit the final after you get Amy’s comments please
make this change.
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Thank You,
Jennica Reynolds
Deputy Clerk, Planning
City of Middleton
208-585-3133
jreynolds@middletoncity.com
 

From: Stephanie Hopkins <shopkins@kmengllp.com> 
Sent: Thursday, August 12, 2021 3:56 PM
To: Jennica Reynolds <jreynolds@middletoncity.com>; Patrick Connor
<pconnor@hubblehomes.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Amy Woodruff <amy@civildynamics.net>
Subject: RE: Amended Preliminary Plat - Waterford (Duplicate Street Names)
 
Hi Jennica,
 
Please see the attached revised preliminary plat for Waterford Subdivision to reflect the new street
names.
 
Let me know if you have any questions or need any additional information!
 
Thanks,
 
Stephanie Hopkins
Land Planning Manager

KM ENGINEERING
5725 North Discovery Way | Boise, ID 83713
208.639.6939

 

From: Jennica Reynolds <jreynolds@middletoncity.com> 
Sent: Monday, August 9, 2021 3:18 PM
To: Patrick Connor <pconnor@hubblehomes.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Amy Woodruff <amy@civildynamics.net>
Subject: RE: Amended Preliminary Plat - Waterford (Duplicate Street Names)
 
Patrick,
I think you are probably correct in thinking that is how you were advised previously. We are really
trying to make addresses easy for emergency services and delivery personnel to be able to find.
 Since all new subdivisions are required to have cluster mailboxes, it really becomes a problem for
someone driving down the road and having it stop and then not pick backup for a couple more
blocks. It can be a bit confusing.
Thank you for your patience.
 

Thank You,
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Patrick Connor
Director of Planning and Design

e pconnor@hubblehomes.com

o (208) 433-8800
p (208) 695-2001
m (214) 564-2812

Jennica Reynolds
Deputy Clerk, Planning
City of Middleton
208-585-3133
jreynolds@middletoncity.com
 

From: Patrick Connor <pconnor@hubblehomes.com> 
Sent: Monday, August 9, 2021 3:02 PM
To: Jennica Reynolds <jreynolds@middletoncity.com>; Stephanie Hopkins
<shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Amy Woodruff <amy@civildynamics.net>
Subject: RE: Amended Preliminary Plat - Waterford (Duplicate Street Names)
 
Ok Jennica – we will revise the street names. I believe we were advised to have the street names
match based on their common alignment but we can change them if that is the standard now.
 

 

 

From: Jennica Reynolds <jreynolds@middletoncity.com> 
Sent: Monday, August 9, 2021 2:49 PM
To: Patrick Connor <pconnor@hubblehomes.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Amy Woodruff <amy@civildynamics.net>
Subject: Amended Preliminary Plat - Waterford (Duplicate Street Names)
 
Hello,
I have been reviewing the Amended Pre-Plat for Waterford and after talking with Roberta and Amy
we need you to make a change to the street names.
Currently the plat shows 2 Limerick Ct streets, 2 Kinsale St. streets and 2 Cork St. streets. Even
though they line up along the same section lines, because they do not connect we need to change
the names of 1 of each. I hope this makes sense. Please submit the changes along with an updated
Narrative so that we can keep this moving to Planning and Zoning.  
 

Thank You,
Jennica Reynolds
Deputy Clerk, Planning
City of Middleton
208-585-3133
jreynolds@middletoncity.com
 

http://hubblehomes.com/
http://hubblehomes.com/
http://hubblehomes.com/visit
https://www.facebook.com/hubblehomes/
https://www.instagram.com/hubblehomes/?hl=en
https://www.houzz.com/pro/hubblehomes/hubble-homes
https://www.youtube.com/channel/UC6IB9iRD8FRnR-aNCZR8PLw
mailto:pconnor@hubblehomes.com
mailto:jreynolds@middletoncity.com
mailto:pconnor@hubblehomes.com
mailto:jreynolds@middletoncity.com
mailto:shopkins@kmengllp.com
mailto:rstewart@middletoncity.com
mailto:amy@civildynamics.net
mailto:jreynolds@middletoncity.com
mailto:pconnor@hubblehomes.com
mailto:shopkins@kmengllp.com
mailto:rstewart@middletoncity.com
mailto:amy@civildynamics.net
mailto:jreynolds@middletoncity.com


From: Amy Woodruff
To: Jennica Reynolds; Roberta Stewart
Subject: FW: Waterford East pre-app
Date: Tuesday, September 7, 2021 9:58:11 AM

Please see below.  I think both those plats should reflect the Albright configuration. 
 
Jennica, let’s see what they send over before I get you a P/Z recommendation letter over.  Please let
me know if you have a different path in mind.
 
Thank you. 
 
Amy Woodruff
453-2028
 

From: Amy Woodruff 
Sent: Tuesday, September 7, 2021 9:56 AM
To: 'Patrick Connor'; Roberta Stewart; Jennica Reynolds
Cc: Austin Edwards
Subject: Waterford East pre-app
 
Patrick, generally YES.  Agree with your notes and subjects below.
 
Waterford is applying for an amended preliminary plat and I would like to capture the
Waterford/Waterford East interface in that revised plat as well.  Please send over the sketch and we
will provide follow up comments, if any.
 
Thank you. 
 
Amy Woodruff
453-2028
 

From: Patrick Connor [mailto:pconnor@hubblehomes.com] 
Sent: Friday, September 3, 2021 10:56 AM
To: Roberta Stewart; Jennica Reynolds; Amy Woodruff
Cc: Austin Edwards
Subject: Waterford East pre-app
 
Roberta, Amy and Jennica,
Thanks for having Austin and me over to discuss Waterford East. Below are my notes from the
meeting.
 
The application will need to include a request to terminate the Paradise Valley DA applicable to our
boundary area.
The City is considering a zone change to allow 90 degree radius streets and private driveways, 150’
max length (two lots @ 75’ each) -  we will design assuming these changes to code.
Open space is 5% minimum. Please continue the pathway of Waverly Place along the drain.  
PI has the option to share a pump house with Waterford as long as capacity and pressure are
sufficient.
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Patrick Connor
Director of Planning and Design

e pconnor@hubblehomes.com

o (208) 433-8800
p (208) 695-2001
m (214) 564-2812

Would need to coordinate with irrigation companies, IDWR and Army COE if considering changing
alignment of slough

Sewer in 9th Street.
Need to verify the latecomer fee.
City sewer is under a “sanitary restrictions” meaning there may be building restrictions until the
treatment plan expansion is complete in 2 – 2.5 years. Sewer permits are tied to construction plan
approval. Waterford 1 and 2 should be OK. Phase 3 of Waterford might be affected.
We will send over an overall map to allow Amy to evaluate the east-west Foxrock St connection
option and eliminating Albright Ave.
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From: Chris Hopper
To: Jennica Reynolds
Cc: Roberta Stewart
Subject: RE: Middleton Notice of Public Hearing - Waterford P&Z
Date: Tuesday, September 7, 2021 5:11:43 PM
Attachments: Notice - Agencies PZ 9-13-21.pdf

Jennica-
CHD4 has reviewed the amended preliminary plat application for Waterford Subdivision, and has no comment or
objection to the proposed development.
 
Respectfully,
 
Chris Hopper, P.E.
District Engineer
 
Canyon Highway District No. 4
15435 Hwy 44
Caldwell, Idaho  83607
208-454-8135
 

From: Jennica Reynolds <jreynolds@middletoncity.com> 
Sent: Friday, August 27, 2021 9:47 AM
To: Alicia Krantz - MSD <akrantz@msd134.org>; Canyon County Paramedics <MStowell@ccparamedics.com>; Carl Miller
<cmiller@compassidaho.org>; Idaho Power - Mike Ybarguen <MYbarguen@idahopower.com>; ITD - Development
<D3Development.services@ITD.idaho.gov>; ITD - Sarah <Sarah.Arjona@itd.idaho.gov>; Julie Collette
<gmprdjulie@gmail.com>; Lacey Grooms - MSD <lgrooms@msd134.org>; zoninginfo@canyonco.org;
vislas@starfirerescue.org; Middleton Mill - Sawtooth Law <bryce@sawtoothlaw.com>; Middleton Mill Ditch Co
<irrigation.mm.mi@gmail.com>; Allen Funkhouser (allenfun50@hotmail.com) <allenfun50@hotmail.com>; Chris
Hopper <CHopper@canyonhd4.org>; idwrinfo@idwr.idaho.gov; jessica.mansell@intgas.com
Cc: Roberta Stewart <rstewart@middletoncity.com>
Subject: Middleton Notice of Public Hearing - Waterford P&Z
 
Please see the notice of Public Hearing for Waterford Amended Preliminary Plat.
The link to the application is here:
https://middleton.id.gov/Portals/0/Public%20Hearings/Waterford%20Amended%20PP%20Application%20Combined%20-
%20PRR.pdf
 
Thank You,

Jennica Reynolds
Deputy Clerk, Planning
City of Middleton
208-585-3133
jreynolds@middletoncity.com
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CITY OF MIDDLETON 
P.O. Box 487, 1103 W. Main St., Middleton, ID  83644 


208-585-3133 Fax (208) 585-9601 


citmid@middletoncity.com    


www.middleton.id.gov 
 
August 27, 2021 
 
Via Email 
 
Middleton School District #134  Canyon County Paramedics  
5 S. Viking Ave.    6116 Graye Ln 
Middleton, ID 83644    Caldwell, ID 83607 
 
Middleton Rural Fire District   Greater Middleton Parks & Rec District 
302 E Main Street    PO Box 265 
Middleton, ID 83664    Middleton, ID 83644    
  
Middleton Irrigation Association  Canyon County Dev. Services 
P.O. Box 848     111 N. 11th Ave, Room 140 
Middleton, ID 83644    Caldwell, ID 83605 
 
Idaho Transportation Department  COMPASS 
3311 W. State Street    700 NE 2nd Street, Ste., 200 
Boise, ID 83707-1129    Meridian, ID 83642 
 
Idaho Power Company   Canyon Highway District No. 4 
2420 Chacartegui Lane   15435 Hwy 44 
Nampa, ID 83687    Caldwell, ID 83607 
 
IDWR      Intermountain Gas Company 
322 E Front Street STE 648   2921 Caldwell Blvd 
Boise, ID 83702    Nampa, ID 83651 
 
 
 
Re: Notice of Public Hearing 
 


The Middleton Planning and Zoning Commission is scheduled to hold a public hearing 


at 5:30 p.m. on Monday, September 13, 2021, at 1103 W. Main St., Middleton, Idaho, to 


consider the following: 


  


An application by Providence Properties, LLC for Amended Preliminary Plat with respect 


to the Waterford Subdivision located at 0 Duff Lane (Tax Parcel Nos., R3386101000 


and R3386100000). The applicant is requesting a revision of the phasing plan from 7 


to 5 phases and change 3 duplicative street names. The proposed amended preliminary 


plat is zoned R-3 (“Single Family Residential”) and consists of 262 single family 


buildable lots and 16 common lots, and 1 emergency access lot on 99 acres of vacant 


land.  


 


The full application is available for review at City Hall, 1103 W. Main St., Middleton, Idaho or 


online at middleton.id.gov/PublicHearingNotices. Written comments may be submitted at the hearing 


or earlier to the Planning and Zoning Department at jreynolds@middletoncity.com. Comments may 


also be mailed to the City of Middleton at P.O. Box 487, Middleton, ID 83644. 


 



mailto:jreynolds@middletoncity.com





 


 


 


 


 
Sincerely, 


Jennica Reynolds 
Middleton City, Deputy Clerk/Planning and Zoning  
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Patrick Connor
Director of Planning and Design

e pconnor@hubblehomes.com

o (208) 433-8800
p (208) 695-2001
m (214) 564-2812

From: Amy Woodruff
To: Jennica Reynolds; Roberta Stewart
Subject: RECOMMENDATION - Waterford Amended PP P&Z 9-13-2021
Date: Monday, September 13, 2021 2:42:51 PM
Attachments: Waterford Revised PrePlat recommendation.pdf

Jennica, please find attached.  I will drop a copy by if you don’t respond, ok. 
 
Amy Woodruff
453-2028
 

From: Patrick Connor [mailto:pconnor@hubblehomes.com] 
Sent: Friday, September 10, 2021 10:17 AM
To: Amy Woodruff; Matt Derr; Jennica Reynolds; Stephanie Hopkins
Cc: Roberta Stewart; Austin Edwards
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Much appreciated, thanks Amy.
 

 

 

From: Amy Woodruff <amy@civildynamics.net> 
Sent: Friday, September 10, 2021 10:10 AM
To: Matt Derr <MDerr@kmengllp.com>; Patrick Connor <pconnor@hubblehomes.com>; Jennica
Reynolds <jreynolds@middletoncity.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
<aedwards@hubblehomes.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Thank you for sending over the revised preliminary plat.  No further comments or requested
revisions.  I will follow up with a recommendation letter for Jennica’s presentation to the P/Z
Commission.  Amy
 

From: Matt Derr <MDerr@kmengllp.com> 
Sent: Thursday, September 9, 2021 5:21 PM
To: Amy Woodruff <amy@civildynamics.net>; Patrick Connor <pconnor@hubblehomes.com>;
Jennica Reynolds <jreynolds@middletoncity.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
<aedwards@hubblehomes.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 

http://hubblehomes.com/
http://hubblehomes.com/
http://hubblehomes.com/visit
https://www.facebook.com/hubblehomes/
https://www.instagram.com/hubblehomes/?hl=en
https://www.houzz.com/pro/hubblehomes/hubble-homes
https://www.youtube.com/channel/UC6IB9iRD8FRnR-aNCZR8PLw
mailto:pconnor@hubblehomes.com
mailto:amy@civildynamics.net
mailto:jreynolds@middletoncity.com
mailto:rstewart@middletoncity.com
mailto:MDerr@kmengllp.com
mailto:amy@civildynamics.net
mailto:pconnor@hubblehomes.com
mailto:jreynolds@middletoncity.com
mailto:shopkins@kmengllp.com
mailto:rstewart@middletoncity.com
mailto:aedwards@hubblehomes.com





jreynolds
Text Box
  Exhibit 5



Revised attached.
 
Matthew Derr, P.E.
KM Engineering
208.639.6939
 

From: Amy Woodruff <amy@civildynamics.net> 
Sent: Thursday, September 9, 2021 4:11 PM
To: Matt Derr <MDerr@kmengllp.com>; Patrick Connor <pconnor@hubblehomes.com>; Jennica
Reynolds <jreynolds@middletoncity.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
<aedwards@hubblehomes.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
The preplat should reflect what is being developed, if possible.
 
Amy Woodruff
453-2028
 

From: Matt Derr [mailto:MDerr@kmengllp.com] 
Sent: Thursday, September 9, 2021 4:10 PM
To: Patrick Connor; Amy Woodruff; Jennica Reynolds; Stephanie Hopkins
Cc: Roberta Stewart; Austin Edwards
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Patrick,
 
I just spoke with Amy on a revision to the duff lane detail.  I can incorporate that into the revision if
you want
 
Matthew Derr, P.E.
KM Engineering
208.639.6939
 

From: Patrick Connor <pconnor@hubblehomes.com> 
Sent: Thursday, September 9, 2021 4:08 PM
To: Matt Derr <MDerr@kmengllp.com>; Amy Woodruff <amy@civildynamics.net>; Jennica Reynolds
<jreynolds@middletoncity.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
<aedwards@hubblehomes.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Amy, Roberta and Jennica,
I want to add a note here that the updated preliminary plat with the phasing plan and Albright
elimination does not reflect the changes we made to the drainage lots during the Phase 1
construction plan review process.
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Patrick Connor
Director of Planning and Design

e pconnor@hubblehomes.com

o (208) 433-8800
p (208) 695-2001
m (214) 564-2812

   

Patrick Connor
Director of Planning and Design

e pconnor@hubblehomes.com

o (208) 433-8800
p (208) 695-2001
m (214) 564-2812

 
 

 

 

From: Matt Derr <MDerr@kmengllp.com> 
Sent: Thursday, September 9, 2021 3:16 PM
To: Patrick Connor <pconnor@hubblehomes.com>; Amy Woodruff <amy@civildynamics.net>;
Jennica Reynolds <jreynolds@middletoncity.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
<aedwards@hubblehomes.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Attached is the updated PDF for your use.
 
Matthew Derr, P.E.
KM Engineering
208.639.6939
 

From: Patrick Connor <pconnor@hubblehomes.com> 
Sent: Thursday, September 9, 2021 2:10 PM
To: Amy Woodruff <amy@civildynamics.net>; Jennica Reynolds <jreynolds@middletoncity.com>;
Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
<aedwards@hubblehomes.com>; Matt Derr <MDerr@kmengllp.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Amy – thanks for getting back to us. KM will send you all the updated prelim plat with the changes
very soon.
 
Patrick
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Patrick Connor
Director of Planning and Design

e pconnor@hubblehomes.com

o (208) 433-8800
p (208) 695-2001
m (214) 564-2812

 

From: Amy Woodruff <amy@civildynamics.net> 
Sent: Thursday, September 9, 2021 12:08 PM
To: Patrick Connor <pconnor@hubblehomes.com>; Jennica Reynolds
<jreynolds@middletoncity.com>; Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
<aedwards@hubblehomes.com>; Matt Derr <MDerr@kmengllp.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 

Patrick, I think it is ok to eliminate Albright from 9th to the north along Waterford boundary.  As the
Waterford preplat is tweaked, please keep Foxrock north so the north right of way is congruent with
Bayne south parcel boundary.  We can work on how to best connect to Bayne parcel with Waterford
east, but please be thinking that direction ok. 
 
Amy Woodruff
453-2028
 

From: Patrick Connor [mailto:pconnor@hubblehomes.com] 
Sent: Thursday, September 9, 2021 9:03 AM
To: Amy Woodruff; Jennica Reynolds; Stephanie Hopkins
Cc: Roberta Stewart; Austin Edwards; Matt Derr
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Amy – Checking in so see if you’ve reviewed the updated layout without Albright St. I need to stay on
track for next week’s hearing. KM Engineering can turn around the prelim plat update without
Albright St as soon as you give us the greenlight.
 
Thanks,
Patrick
 

 

 

From: Patrick Connor 
Sent: Wednesday, September 8, 2021 11:53 AM
To: Amy Woodruff <amy@civildynamics.net>; Jennica Reynolds <jreynolds@middletoncity.com>;
Stephanie Hopkins <shopkins@kmengllp.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>; Austin Edwards
(aedwards@hubblehomes.com) <aedwards@hubblehomes.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 

http://hubblehomes.com/
http://hubblehomes.com/
http://hubblehomes.com/visit
https://link.edgepilot.com/s/d170fae0/hKJb2PLpk0SbS3VKGfLlTA?u=https://www.facebook.com/hubblehomes/
https://link.edgepilot.com/s/880c2131/YU-8sNNdfkqF5lpiFI7gXw?u=https://www.instagram.com/hubblehomes/?hl=en
https://link.edgepilot.com/s/d695f700/wViGfZBWKkGNwTfmYlMfpQ?u=https://www.houzz.com/pro/hubblehomes/hubble-homes
https://link.edgepilot.com/s/02615112/Hlhu0RXgwkKAtlw9NiU0MQ?u=https://www.youtube.com/channel/UC6IB9iRD8FRnR-aNCZR8PLw
mailto:pconnor@hubblehomes.com
mailto:amy@civildynamics.net
mailto:pconnor@hubblehomes.com
mailto:jreynolds@middletoncity.com
mailto:shopkins@kmengllp.com
mailto:rstewart@middletoncity.com
mailto:aedwards@hubblehomes.com
mailto:MDerr@kmengllp.com
mailto:pconnor@hubblehomes.com
mailto:amy@civildynamics.net
mailto:jreynolds@middletoncity.com
mailto:shopkins@kmengllp.com
mailto:rstewart@middletoncity.com
mailto:aedwards@hubblehomes.com
mailto:aedwards@hubblehomes.com


   

Patrick Connor
Director of Planning and Design

e pconnor@hubblehomes.com

o (208) 433-8800
p (208) 695-2001
m (214) 564-2812

Amy – good timing, please see the proposed overall layout attached. The first attachment is the
overall with Waterford, Waterford East and Waverly Place. The second is just Waterford East. You
will see we are keeping Foxrock Rd the same location and just continuing it into Waterford East. The

difference is that we are proposing that Albright from 9th St north to Foxrock at the far east side is
removed since it doesn’t really serve a purpose and the connectivity is made with Waterford East. In
addition, the drain, all the large trees and irrigation easement can stay in place. This 100’ area
between the back of lots of Waterford and Waterford East can have pedestrian pathway for

connectivity to 9th Street as well as additional greenspace for both communities.
 
Please let me know what you think about the prospect of eliminating Albright from the Waterford
Preliminary Plat and KM can get it revised for the hearing next week.
 
Ptrick
 
 

 

 

From: Amy Woodruff <amy@civildynamics.net> 
Sent: Wednesday, September 8, 2021 11:28 AM
To: Jennica Reynolds <jreynolds@middletoncity.com>; Stephanie Hopkins
<shopkins@kmengllp.com>; Patrick Connor <pconnor@hubblehomes.com>
Cc: Roberta Stewart <rstewart@middletoncity.com>
Subject: RE: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Jennica and KM – we still need to see the revisions on the east end of the project, Albright Street
and the East Waterford interface to move forward with a recommendation. 
 
Thank you.
 
Amy Woodruff
453-2028
 

From: Jennica Reynolds [mailto:jreynolds@middletoncity.com] 
Sent: Wednesday, September 8, 2021 11:21 AM
To: Stephanie Hopkins; Patrick Connor
Cc: Amy Woodruff; Roberta Stewart
Subject: Staff Report - Waterford Amended PP P&Z 9-13-2021
 
Please see the attached staff report for the Planning and Zoning Meeting this Monday, September

13th. This staff report is subject to change once I have Amy’s final comments. I also need a final
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version (digital and hard copy) of the preliminary plat once all the engineer comments have been
addressed.
 
Thank You,

Jennica Reynolds
Deputy Clerk, Planning
City of Middleton
208-585-3133
jreynolds@middletoncity.com
 

Links contained in this email have been replaced. If you click on a link in the email above, the link will
be analyzed for known threats. If a known threat is found, you will not be able to proceed to the
destination. If suspicious content is detected, you will see a warning.

Links contained in this email have been replaced. If you click on a link in the email above, the link will
be analyzed for known threats. If a known threat is found, you will not be able to proceed to the
destination. If suspicious content is detected, you will see a warning.

Links contained in this email have been replaced. If you click on a link in the email above, the link will
be analyzed for known threats. If a known threat is found, you will not be able to proceed to the
destination. If suspicious content is detected, you will see a warning.

mailto:jreynolds@middletoncity.com
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             STAFF REVIEW AND REPORT 
       Middleton Planning and Zoning Commission 

 
 

 

 

 

Carlton Meadows Special Use Permit Application 
 

Snapshot Summary 
 

 
  

A. Planning & Zoning Commission Hearing Date: October 18, 2021  

B. Project Description: Application for a Special Use Permit for Carlton Meadows 
Subdivision phases 1 & 2. The subject property is located at 0 Whiffin Lane, Middleton, 
Idaho, commonly referred to as Canyon County Parcel No. R17610018A0. 

C. Application Requests: An application submitted by D&N Investments, LLC – David 
Buich. Represented by B&A Engineers, Inc – Nick LaCross for Special Use Permit to 
remove the requirement of housing types set forth in the 2009 Middleton City Code 5-
2-4 Table 2, Height, Setback and Area Schedule, Footnote 4(a-c) for R-4 zoning 
district.  
 

D. Current Zoning & Property Condition:  The property is currently zoned R-4 (Single-
Family Residential) and a preliminary plat was approved August 19, 2020.   

 

 

DESCRIPTION DETAILS

Acreage 18.29 acres

Current Zoning R-4 (Single Family Residential)

Proposed Zoning to remain the same

Current Land Use Residential Special Area

Proposed Land Use Residential Special Area

Lots 66 residential lots and 6 common lots

Special Use Permit 

Application

Remove outdated housing types in R-4 

set forth in 2009 Middleton City Code
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E. Special Use Permit Application: The Applicant is requesting a Special Use Permit 

Application to remove provisions of housing types designated in the 2009 Middleton 

City Code 5-2-4 Table 2, Height, Setback and Area Schedule, Footnote 4(a-c) for R-4 

zoning stated as following: 

“4. For subdivisions/developments with 30 or more lots or larger than 5 acres the 

following shall be applied: 

a. A minimum of 20 percent of dwelling units shall utilize side garages. 

b. A minimum of 10 percent of dwelling units shall utilize garages set back 10 feet 

from the living space front area. 

c. A minimum of 10 percent of dwelling units shall utilize garages set back 20 feet 

from the living space front area.” 

The applicant stated the reason for the application “is to be able to utilize a wider 

range and more attractive housing floorplan options. With the side entry garage, this 

limits the builders’ options of which floorplan to build. With the newly revised code 

(with R-4 Zone taken out), the said code has been deleted from the Middleton City 

Code…this request, if approved, will have no effect on any adjacent homeowners in 

any way.” 

In order to approve the SUP, Middleton City Code 1-15-7(A)(1) requires the 

Planning & Zoning Commission to find that the SUP request is not unreasonable or 

incompatible with the types of uses permitted in the areas. 

 Findings:  

Planning Staff finds that the project and the application is not “unreasonable or 

incompatible with the types of uses permitted in the areas” for the following reasons: 

• Surrounding areas are zoned R-3. R-3 does not stipulate specific housing types 

and the designation of such is outdated and undesirable by builders and 

residents.  

• This designation specific to R-4 was removed from the Middleton City Code in 

2011.  

• In addition, this requirement also creates an undue burden on planning staff to 

count and track specific housing types with each building permit issued.  

 

F. Comments Received from Surrounding Landowners:  None. 
 
G. Comments from Agencies: None. 

 
H. Comments from City Engineer: None.  
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I. Applicant Information:  Application was received and accepted on July 20, 2021. 
The Applicant/Owner D&N Investments, LLC – Dave Buich. P.O. Box 516, Eagle, ID 
83616. 
 

J. Notices:       Dates: 
      

Newspaper Notification     10/3/2021 
  
 Radius notification mailed to 
 Adjacent landowners within 300’    10/1/2021  

 
 Circulation to Agencies     10/1/2021  
 
 Sign Posting property     10/1/2021 
 
 Neighborhood Meeting     6/29/2021 

 
Planning staff finds that notice was appropriate and given according to law. 
 

K. Applicable Codes and Standards:  
Idaho State Statue Title 67, Chapter 6512 
Middleton City Code 1-14, 1-15. 
Middleton City Code 2009 5-2-4, Table 2 Height, Setback and Area Schedule. 

 
M. Conclusions and Recommended Conditions of Approval: 

 
The Planning & Zoning Commission is tasked with considering the application of 
Special Use Permit to remove requirements for specific housing types set forth in the 
2009 MCC 5-2-4, Table 2, as applicable for R-4 developments. To properly perform 
this task, the Commission must ultimately make findings of facts, conclusions of law, 
and an order with respect to the application. 

 
As to Findings of Facts, Planning Staff made findings of facts in compliance with 
Idaho State Law and Middleton City Code. Staff will also set forth the findings of facts 
in the presentation at the Public Hearing. If the Planning & Zoning Commission agrees 
with Staff’s findings of facts, then the Commission can accept the findings of facts by 
passing a motion to accept all or a portion of the findings of facts. 
 
As to Conclusions of Law, Planning Staff finds that the Planning & Zoning 
Commission has the authority to hear this application in order that it may be approved 
or denied and that public notice requirements were met. Planning Staff further set forth 
the portions of the Idaho State Code and Middleton Code considered in rendering a 
decision on the application. If the public hearing is held and conducted in compliance 
with Idaho State Statute and the Middleton City Code, then the Commission may 
accept these conclusions of law by passing a motion to accept the conclusions of law 
set forth in the staff report and public hearing.   
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As to the Order, If the Planning & Zoning Commission is inclined to approve the 
application based upon the above Findings of Facts and Conclusions of Law, then 
Planning Staff recommends the approval be without any conditions of approval. 
 
Finally, if the Commission denies the application, pursuant to Middleton City Code 1-
14(E)(8), the Commission must state on the record what Applicant can do, if anything, 
to gain approval of the application. 

 
 
 
 

 Prepared by Planning Deputy Clerk, Jennica Reynolds Dated: 10/14/2021 
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Middleton Planning & Zoning Commission 
Findings of Facts, Conclusions of Law, and Decision & Order 

 
 

 

 

 
 
 
In the Matter of an application submitted by D&N Investments, LLC – David Buich, represented 
by B&A Engineers, Inc – Nick LaCross for Special Use Permit in regard to Carlton Meadows 
Subdivision to remove the requirement of housing types set forth in the 2009 Middleton City 
Code 5-2-4 Table 2, Height, Setback and Area Schedule, Footnote 4(a-c) for R-4 zoning district. 
 

A. Findings of Fact: 
 

1. Hearing Facts: (See Staff Report for the hearing date of October 18, 2021, which 
Report is attached hereto as Exhibit “A’ and incorporated herein by this reference.) 
 

2. Process Facts: (See Staff Report for the hearing date of October 18, 2021, which 
Report is attached hereto as Exhibit “A’ and incorporated herein by this reference.) 

 
3. Application and Property Facts: (See Staff Report for the hearing date of October 18, 

2021, which Report is attached hereto as Exhibit “A’ and incorporated herein by this 
reference.) 

 

4. Required Findings per Middleton City Code 1-14, 1-15, Middleton City Code 2009 5-2-
4, Table 2 Height, Setback and Area Schedule, and Idaho Code Sec., 67-6512: (See 
Staff Report for the hearing date of October 18, 2021, which Report is attached hereto 
as Exhibit “A’ and incorporated herein by this reference.) 
 

B. Conclusions of Law: 
 

1. That the City of Middleton shall exercise the powers conferred upon it by the “Local 
Land Use Planning Act of 1975,” codified at Chapter 65, Title 67, Idaho Code (I.C. §67-
6503). 
 

2. That due consideration has been given to the comment(s) received from the 
governmental subdivisions providing services in the City of Middleton planning 
jurisdiction and comment(s) received in written form and through public testimony. 

 

3. That notice of the application and public hearing were given according to law.   
 

4. That Planning and Zoning Commission’s public hearing was conducted according to 
law, and the city has kept a record of the application and related documents.  

 

5. That codes applicable to the application are Middleton City Code 1-14, 1-15, Middleton 
City Code 2009 5-2-4, Table 2 Height, Setback and Area Schedule, and Idaho Code 
Sec., 67-6512. 

 
C. Decision and Order: 

 
Pursuant to the Planning & Zoning Commission’s authority as provided in Middleton City 

Code 1-5-5, and based upon the above Findings of Facts and Conclusions of Law, it is 
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hereby ordered that: 
 
The Special Use Permit in regard to Carlton Meadows Subdivision to remove requirements 

for specific housing types set forth in the 2009 MCC 5-2-4, Table 2, as applicable for R-4 
developments be approved. 

 
D. Right to Request Regulatory Taking Analysis: 

 
The Applicant is hereby notified of his right to request a regulatory taking analysis pursuant to 
section 67-8003, Idaho Code. 

 
WRITTEN ORDER AND DECISION APPROVED ON: October ____, 2021. 
 
 
 
            
      Ray Waltemate, Chairman 
      Planning and Zoning Commission 
 
Attest: 
 
      
Jennica Reynolds 
Planning and Zoning Department 
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Carlton Meadows Special Use Permit Application 
 

Snapshot Summary 
 

 
  

A. Planning & Zoning Commission Hearing Date: October 18, 2021  

B. Project Description: Application for a Special Use Permit for Carlton Meadows 
Subdivision phases 1 & 2. The subject property is located at 0 Whiffin Lane, Middleton, 
Idaho, commonly referred to as Canyon County Parcel No. R17610018A0. 

C. Application Requests: An application submitted by D&N Investments, LLC – David 
Buich. Represented by B&A Engineers, Inc – Nick LaCross for Special Use Permit to 
remove the requirement of housing types set forth in the 2009 Middleton City Code 5-
2-4 Table 2, Height, Setback and Area Schedule, Footnote 4(a-c) for R-4 zoning 
district.  
 

D. Current Zoning & Property Condition:  The property is currently zoned R-4 (Single-
Family Residential) and a preliminary plat was approved August 19, 2020.   

 

 

DESCRIPTION DETAILS

Acreage 18.29 acres

Current Zoning R-4 (Single Family Residential)

Proposed Zoning to remain the same

Current Land Use Residential Special Area

Proposed Land Use Residential Special Area

Lots 66 residential lots and 6 common lots

Special Use Permit 

Application

Remove outdated housing types in R-4 

set forth in 2009 Middleton City Code
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E. Special Use Permit Application: The Applicant is requesting a Special Use Permit 

Application to remove provisions of housing types designated in the 2009 Middleton 

City Code 5-2-4 Table 2, Height, Setback and Area Schedule, Footnote 4(a-c) for R-4 

zoning stated as following: 

“4. For subdivisions/developments with 30 or more lots or larger than 5 acres the 

following shall be applied: 

a. A minimum of 20 percent of dwelling units shall utilize side garages. 

b. A minimum of 10 percent of dwelling units shall utilize garages set back 10 feet 

from the living space front area. 

c. A minimum of 10 percent of dwelling units shall utilize garages set back 20 feet 

from the living space front area.” 

The applicant stated the reason for the application “is to be able to utilize a wider 

range and more attractive housing floorplan options. With the side entry garage, this 

limits the builders’ options of which floorplan to build. With the newly revised code 

(with R-4 Zone taken out), the said code has been deleted from the Middleton City 

Code…this request, if approved, will have no effect on any adjacent homeowners in 

any way.” 

In order to approve the SUP, Middleton City Code 1-15-7(A)(1) requires the 

Planning & Zoning Commission to find that the SUP request is not unreasonable or 

incompatible with the types of uses permitted in the areas. 

 Findings:  

Planning Staff finds that the project and the application is not “unreasonable or 

incompatible with the types of uses permitted in the areas” for the following reasons: 

• Surrounding areas are zoned R-3. R-3 does not stipulate specific housing types 

and the designation of such is outdated and undesirable by builders and 

residents.  

• This designation specific to R-4 was removed from the Middleton City Code in 

2011.  

• In addition, this requirement also creates an undue burden on planning staff to 

count and track specific housing types with each building permit issued.  

 

F. Comments Received from Surrounding Landowners:  None. 
 
G. Comments from Agencies: None. 

 
H. Comments from City Engineer: None.  
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I. Applicant Information:  Application was received and accepted on July 20, 2021. 
The Applicant/Owner D&N Investments, LLC – Dave Buich. P.O. Box 516, Eagle, ID 
83616. 
 

J. Notices:       Dates: 
      

Newspaper Notification     10/3/2021 
  
 Radius notification mailed to 
 Adjacent landowners within 300’    10/1/2021  

 
 Circulation to Agencies     10/1/2021  
 
 Sign Posting property     10/1/2021 
 
 Neighborhood Meeting     6/29/2021 

 
Planning staff finds that notice was appropriate and given according to law. 
 

K. Applicable Codes and Standards:  
Idaho State Statue Title 67, Chapter 6512 
Middleton City Code 1-14, 1-15. 
Middleton City Code 2009 5-2-4, Table 2 Height, Setback and Area Schedule. 

 
M. Conclusions and Recommended Conditions of Approval: 

 
The Planning & Zoning Commission is tasked with considering the application of 
Special Use Permit to remove requirements for specific housing types set forth in the 
2009 MCC 5-2-4, Table 2, as applicable for R-4 developments. To properly perform 
this task, the Commission must ultimately make findings of facts, conclusions of law, 
and an order with respect to the application. 

 
As to Findings of Facts, Planning Staff made findings of facts in compliance with 
Idaho State Law and Middleton City Code. Staff will also set forth the findings of facts 
in the presentation at the Public Hearing. If the Planning & Zoning Commission agrees 
with Staff’s findings of facts, then the Commission can accept the findings of facts by 
passing a motion to accept all or a portion of the findings of facts. 
 
As to Conclusions of Law, Planning Staff finds that the Planning & Zoning 
Commission has the authority to hear this application in order that it may be approved 
or denied and that public notice requirements were met. Planning Staff further set forth 
the portions of the Idaho State Code and Middleton Code considered in rendering a 
decision on the application. If the public hearing is held and conducted in compliance 
with Idaho State Statute and the Middleton City Code, then the Commission may 
accept these conclusions of law by passing a motion to accept the conclusions of law 
set forth in the staff report and public hearing.   
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As to the Order, If the Planning & Zoning Commission is inclined to approve the 
application based upon the above Findings of Facts and Conclusions of Law, then 
Planning Staff recommends the approval be without any conditions of approval. 
 
Finally, if the Commission denies the application, pursuant to Middleton City Code 1-
14(E)(8), the Commission must state on the record what Applicant can do, if anything, 
to gain approval of the application. 

 
 
 
 

 Prepared by Planning Deputy Clerk, Jennica Reynolds Dated: 10/14/2021 
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             STAFF REVIEW AND REPORT 
       Middleton Planning and Zoning Commission 
 
 

 

 

 
 

Carter John Mixed Use Subdivision 
 
 

Snapshot Summary 
 
 
 
 
 
 
 

                                                                
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

A. Planning & Zoning Commission Hearing Date: October 18, 2021   

B. Project Description:  Subdivision with 54 townhome lots and a large commercial lot 
that fronts Hartley Lane.  Amenities include a tot lot and two expansive common lots 
that provide open green space. 

Pursuant to a 2020 Development Agreement with the City, Owner/Developer is 
allowed to construct up to 67 townhomes. The DA also requires Developer to provide 
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a commercial lot fronting Hartley that will accommodate neighborhood commercial 
uses. (A copy of the Development Agreement is attached as Exhibit “A”.)  

C. Application Request:   Preliminary Plat 
 

D. Current Zoning & Property Condition:  The 6 acre parcel was annexed into the City 
in 2020.  The property was rezoned from County “Agricultural” to Middleton City 
“Mixed-Use” at that time, and the Development Agreement was executed.  
 
The project parcel is surrounded by County Agricultural zone, Middleton City C-3 zone, 
and Middleton R-4 Zone. 
 

                           
 

E. City Services:  Sewer service will be taken from existing lines running through Hartley 
Lane. Water service will be brought north from a location near the intersection of 
Hartley Lane and Hwy 44. 
 

                                            
 
Planning Staff finds that City services are nearby and available. However, sewer and 
water capacity will not be reserved until Construction Drawings are approved by the 
City. 
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F. Traffic, Access & Streets:  the project provides two accesses off Hartley Lane. The 
streets are public and will be dedicated to the City of Middleton. 

 
Developer completed a traffic impact analysis.  Idaho Transportation Department is 
still reviewing the TIS to determine the extent of Developer’s proportionate share of 
Traffic Impacts.  If this Commission is inclined to recommend approval of the 
application, it should do so with a condition that Developer/Owner pay all proportionate 
share traffic fees required by the City before approval of final plat. 
 

G. Pathway, Sidewalks & Open Space:  Applicant has surpassed the 5% open space 
requirement by providing 7.7% open space in the form of common lots with tot lot and 
green space, and 2 large grassy detention areas that will also serve as open play 
areas or gathering spaces. 
 

H. Middleton Rural Fire District:  Like many agencies, the Middleton Rural Fire District 
has a long queue of Middleton and Star subdivision projects to review.  As a result, 
Deputy Chief Islas has not had an opportunity to submit comments to this preliminary 
plat yet. Planning Staff will not allow this application to proceed to City Council without 
final comments from Middleton Fire.  In the meantime, however, if the Planning & 
Zoning Commission is inclined to recommend approval of this application, Staff 
recommends that compliance with all Middleton Fire District comments be made a 
condition of approval. This will cover any issues that may be brought to light by Deputy 
Chief Islas.  
 

I. Preliminary Plat Application: The preliminary plat does not show a phasing plan. 
The project will be brought to final plat in one phase. The preliminary plat also 
complies with all dimensional standards and codes of the City of Middleton except the 
waiver of density that is set forth in the Development Agreement.  Additionally, the 
preliminary plat shows turning radius of 90’ rather than the code required 125’.  This 
has been approved by City Engineer and Middleton Rural Fire Department.  Waivers 
to code are allowed in a preliminary plat application per MCC 1-15-2 if the Planning & 
Zoning Commission is so inclined. 
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Planning Staff finds that the preliminary plat is not materially detrimental to the public 
health, safety and welfare, and the preliminary plat is also in harmony with the 
Middleton Comprehensive Plan (See more detail in Section K below.) 

 
A copy of the preliminary plat under consideration is attached as Exhibit “B”. 
 

J. Comprehensive Plan & Land Use Map:  Applicant’s project complies with the 
Comprehensive Plan’s Future Land Use Map because the project parcel is designated 
“Mixed Use” (green color) on the Land Use Map, which matches the Mixed Use 
planned for the site. 
 

 
 
Additionally, Applicant’s project complies with the Goals, Objectives, and Strategies of 
the 2019 Middleton Comprehensive Plan as follows: 
 

a. Goals 3 and 23: The project provides safe vehicle and pedestrian facilities in 
light of the street improvements and sidewalks shown on the preliminary plat.  

b. 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. 

c. Goal 11:  The project provides diverse housing and in-fill housing.  It also 
provides a housing type that matches the residents’ lifestyle in the area.  

 
K. Comments Received from Surrounding Landowners:  None. 
 
L. Comments from Agencies: COMPASS submitted a 6/8/21 letter indicating that a 

stub road to the north may be desirable. A 9/7/21 letter from the Ditch Company set 
forth the typical comments on how to deal with the ditch easement on site.  All agency 
comments are attached as Exhibit “C”. 
 

M. Comments from City Engineer and Planning Staff: See attached as Exhibit “D”. 
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N. Applicant Information:  Applicant Owner is David Buich/Hartley Lane LLC & 
Representative is James Escobar, AIA. 725 E. 2nd St., Meridian ID 83642 – 
Jim@neUdesignArch.com.  208.884.224.  Application was accepted on March 19, 
2021. 
 

O. Notices & Neighborhood Meeting:    Dates: 
      

Newspaper Notification     10/03/2021 
 

 Radius notification mailed to 
 Adjacent landowners within 300’    10/01/2021  

 
 Circulation to Agencies     09/30/2021  
 
 Sign Posting property     09/30/2021 

 
Neighborhood Meeting     03/18/2021 
 

P. Applicable Codes and Standards: 
  
Idaho State Statue Title 67, Chapter 65 
Idaho Standards for Public Works Construction and Middleton Supplement thereto 
Middleton City Code 1-14, 1-15, 1-16, 5-1, 5-3, and 5-4. 
 

Q. Conclusions and Recommended Conditions of Approval: 
 
The recommendation to approve or deny a preliminary plat application must be based 
upon findings of facts and conclusions of law.   
 
As to Findings of Facts, Planning staff has set forth findings of facts above in 
parentheses.  If the Commission agrees with those findings of facts and agrees with 
the testimony and evidence presented at the public hearing, the Commission need 
merely make a motion to accept those findings of facts.  
 
As to Conclusions of Law, Planning Staff finds that the Planning & Zoning 
Commission has the authority to hear this application and to recommend approval or 
denial of the application.  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 recommendation on the 
application.   If the October 18th public hearing is held and conducted in compliance 
with Idaho State Statute and the Middleton City Code, then the Commission may 
accept these conclusions of law by passing a motion to accept the conclusions of law 
set forth in the staff report and at the public hearing.   
 

mailto:Jim@neUdesignArch.com
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If the Commission is inclined to recommend approval of the preliminary plat application 
based upon the above Findings of Facts and Conclusions of Law, then Planning Staff 
recommends that any approval be subject to the following conditions:  
 

1. City of Middleton municipal domestic water, fire flow and sanitary sewer 
services are to be extended to serve the subdivision. 

2. Owner/Developer shall construct, at its own cost, all frontage improvements to 
Hartley Lane and dedicate the same to the City. 

3. Owner/Developer to pay all City required proportionate share traffic fees. 
4. All City Engineer review comments are to be completed and approved. 
5. All requirements of the Middleton Rural Fire District are to be completed and 

approved. 
6. Owner/Developer shall obtain approval from the Design Review Committee for 

each style of townhome to be constructed.   
7. Sewer and water capacity to be reserved at the time City approves the 

construction drawings for the project. 
8. Change Note 7 to add Lot 39, Block 1 to the list of common lots and change Lot 

15/Block 2 to Lot 14/Block 2.  

Finally, if the Commission recommends denial of the preliminary plat application, then 
pursuant to Middleton City Code 1-14(E)(8), the Commission must state on the record 
what Applicant can do, if anything, to gain approval of the application(s). 

 
 

Prepared by Middleton City Planner, Robert Stewart    Dated: 10/14/2021 
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Communities in Motion 2040 2.0 Development Review 
 

The Community Planning Association of Southwest Idaho (COMPASS) is the metropolitan planning organization 
(MPO) for Ada and Canyon Counties. COMPASS has developed this review as a tool for local governments to 
evaluate whether land developments are consistent with the goals of Communities in Motion 2040 2.0 (CIM 2040), 
the regional long-range transportation plan for Ada and Canyon Counties. This checklist is not intended to be 
prescriptive, but rather a guidance document based on CIM 2040 2.0 goals. 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
 

 

 

 
 

Recommendations 

Communities in Motion 2040 2.0 identifies State Highway 44, from Canyon Lane to Star Road, to be widened to 
four travel lanes. This project would include 10-foot paved multiuse shoulders along the new roadway in the City of 
Middleton. This project is the #3 unfunded state priority. Sections of Highway 44 from Star Road to Linder Road 
are in the COMPASS Regional Transportation Improvement Program for construction scheduled in 2023 and 2024 
(Key #20574 and Key #20266). The site is not currently served by public transportation. ValleyConnect 2.0 
proposes bus service from Canyon County to downtown Meridian, via Highway 44.  
 
Consider a public, stub road to the north that would enable the West 3rd Street connection and reduce the 
travelled-distance to Ed Payne Park, Middleton Heights Elementary School, and future bus service in downtown 
Middleton.  
 
More information about COMPASS and Communities in Motion 2040 2.0: 

Web: www.compassidaho.org 
Email info@compassidaho.org 
More information about the development review process:  
http://www.compassidaho.org/dashboard/devreview.htm 

Development Name: Hartley Lane Townhomes   Agency: Middleton 

CIM Vision Category: Existing Neighborhoods 
 
New households: 58   New jobs: ±10  Exceeds CIM forecast: No 
 

Farmland contributes to the local economy, creates 
additional jobs, and provides food security to the region. 
Development in farm areas decreases the productivity 
and sustainability of farmland.  
 

Farmland consumed: Yes 
Farmland within 1 mile: 732 acres 
 

Housing within 1 mile: 1,320 
Jobs within 1 mile: 700 
Jobs/Housing Ratio: 0.5 
 

Nearest bus stop: >4 miles 
Nearest public school: 0.9 miles 
Nearest public park: 0.8 miles 
Nearest grocery store: >4 miles 
 
 

CIM Corridor: Highway 44 (Main St) 
Pedestrian level of stress: PG 
Bicycle level of stress: PG-13 
 

A good jobs/housing balance – a ratio between 1 and 
1.5 – reduces traffic congestion. Higher numbers 
indicate the need for more housing and lower numbers 
indicate an employment need. 

Residents who live or work less than ½ mile from 
critical services have more transportation choices. 
Walking and biking reduces congestion by taking cars off 
the road, while supporting a healthy and active lifestyle.   
 

Level of Stress considers facility type, number of vehicle 
lanes, and speed. Roads with G or PG ratings better 
support bicyclists and pedestrians of all ages and comfort 
levels.  
 

Nearest police station: 0.4 miles 
Nearest fire station: 1.3 miles 
 

Developments within 1.5 miles of police and fire 
stations ensure that emergency services are more 
efficient and reduce the cost of these important public 
services.   

http://www.compassidaho.org/
mailto:info@compassidaho.org
http://www.compassidaho.org/dashboard/devreview.htm


Requesting Agency:

Total Cost (Prev. + Prog.): $9,133

Key # : 20266

Project Description : Add an additional westbound and eastboud lane to improve congestion and 
reduce crashes along State Highway 44 (State Street) from State Highway 16 
to Linder Road near the City of Eagle.

SH-44 (State Street), SH-16 to Linder Road, Ada County

COMPASS PM:

Total Previous Expenditures: $463

Inflated

Project Year: 2023

Total Programmed Cost: $8,670

Federal PM:Regionally Significant:

ITD

Congestion Reduction/System Reliability
Freight Movement and Economic Vitality
Transportation Safety
Community Infrastructure

Local Match 100.00%Program State Hwy - Safety & Capacity (Capacity)Funding Source TECM

TotalCost 

Year*

Preliminary 

Engineering

Preliminary 

Engineering 

Consulting

Right-of-Way Utilities Construction 

Engineering

Construction Federal Share Local Share

2023 0 7,9050 0 0 8,670765 0 8,670

$8,670Fund 

Totals:
$0$8,670$7,905$765$0$0$0$0

Requesting Agency:

Total Cost (Prev. + Prog.): $13,236

Key # : 20574

Project Description : Widen State Highway 44 (State Street) from Star Road to State Highway 16 in 
Ada County. An additional lane in both directions will alleviate congestion 
issues and improve safety.

SH-44 (State Street), Star Road to SH-16, Ada County

COMPASS PM:

Total Previous Expenditures: $1,400

Inflated

Project Year: 2024

Total Programmed Cost: $11,836

Federal PM:Regionally Significant:

ITD

Congestion Reduction/System Reliability
Freight Movement and Economic Vitality
Transportation Safety
Community Infrastructure

Local Match 100.00%Program State Hwy - Safety & Capacity (Capacity)Funding Source TECM

TotalCost 

Year*

Preliminary 

Engineering

Preliminary 

Engineering 

Consulting

Right-of-Way Utilities Construction 

Engineering

Construction Federal Share Local Share

2021 0 061 1,000 0 1,0610 0 1,061
2024 0 10,0710 0 0 10,775704 0 10,775

$11,836Fund 

Totals:
$0$11,836$10,071$704$0$1,000$0$61

Monday, April 05, 2021
2:22 PM

Page 64 of 94*PD = Preliminary Development (projects with development activity 
but no programmed year of construction)

Sorted by Project Name
All Values in Thousands of Dollars

127
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CITY OF MIDDLETON 
P.O. Box 487     1103 W Main Street, Middleton, ID  83644 

Tele (208) 585-3133     Fax (208) 585-9601 

citmid@middletonidaho.us  www.middleton.id.gov 

October 5, 2021  

 

Third Round of Planner Comments (Pre-Plat dated 10/1/2021) 

Carter John Mixed-Use Subdivision  

 

 

 

1. Per email with Steve Martinez, change street notations from “private” to “public.” 

a. Add names for 2 “Streets” and a name for 1 “Avenue”, e.g., “Main Street”, “Main 

Avenue”  “Street” designation are for roadways that go east/west.  Avenue 

designation is for road that goes north/south. 

b. Add language to note section that streets/right of way are public and dedicated to 

the City of Middleton. 

c. Change Note 4 accordingly. 

d. Change description of “private” on the typical street section diagrams 

2. Please send a landscape plan. This is 3rd request.  

3. Add language to Note section stating that there is a variance allowing 90’ radius turns 

4. Renumber lots 33.  You have 2 “33s”.  One lot needs renumbered “32”. 

5. Revise Note 11 to note Lot 38, not lot 63 

6. This is 3rd request to create a note that calls out every common lot.  For example, write “Lots 

27, 18, Block 1 are common lots.”  You can combine it with note 7 that indicates the HOA 

owns and maintains the lots 

7. Fix Note 4. There is no lot 64 

8. Add square footage to lot 40 with tot lot. 

9. Code requires all flag lots to have a 20’ width at the street.  You have flag lots with only 11’, 

12’, and 14’ width. Also, it looks like access to common lots/storm detention lots 18 and 27 

is thwarted or entirely missing.  I think we may be ok with waiving the 20’ flag lot width if you 

figure out a way to have cross access on those tight corner lots and detention pond lots.  

There will be issues with people wanting to put up fences.  There are issues with the HOA 

getting back to the detention ponds for maintenance. The north east corner lots and south 

east corner lots need to work better for access and neighborly harmony. 

10. I’m concerned that you may not be meeting the 5% open space requirement.  I see only lot 

40 and 37 as potential open space for gathering.  Lot 38 could serve as open space if it was 

landscaped and if gathering places were set aside like benches or pathways.  If you give 

better access to detention lots 18 and 27 so that residents could go back there and enjoy 

the grassy areas, then we could call that open space.  Please tell me how you are getting to 

the 8.75% open space noted on sheet 1. 

11. If you figure out how to give good access to the corner lots, add a note to the note section 

indicating there is a “waiver” of the 20’ flag lot rule. 

12. You are missing 5’ sidewalks on the ROW out to Hartley.  We can forego 5’ sidewalks on the 

interior sides of the ROW across the commercial lot, but the exterior portions of the ROW 
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need to have 5’ sidewalks all the way out to Hartley so people can walk out of the community 

safely.  I think you will need to work with the ditch company for permission to add sidewalks 

in their easement area. 

13. You need to show frontage improvements to Hartley 

 

 

Roberta L. Stewart, Middleton City Planner 

 



 

 
 

 

CITY OF MIDDLETON 
P.O. Box 487     1103 W Main Street, Middleton, ID  83644 

Tele (208) 585-3133     Fax (208) 585-9601 

citmid@middletonidaho.us  www.middleton.id.gov 

 

 

PLANNER COMMENTS – Carter John Mixed-Use Subdivision 

 

 

September 14, 2021 

 

1. Per the DA, you must show a commercial lot that is at least 1 acre.  You will need to change 

Lot 65 so it can truly be used for commercial use. It is obviously being used in part to provide 

parking for the residential subdivision. That is not the intent of the DA.  Please square up the 

1 acre parcel and make it truly usable as a 1 acre commercial parcel.  Do not show any 

parking on the commercial parcel.  

2. The City would really like to see some type of amenity for the community. There will surely be 

young children in the subdivision.  Show the amenity on the plat please.  It can be a 

playground or picnic area…etc. 

3. Add the words “Block 1” to the plat.  I know it’s a “given”, but I think you should put the Block 

number for the purposes of legal descriptions. I could be wrong on this.  It may be an Amy 

question. 

4. Confirm that you are building only single family attached “townhomes” in the residential 

portion of the subdivision. If not, you will have to increase the lot sizes to 6000 s.f. 

5. Please confirm that each townhome unit will have 3 parking spaces per code? 

6. You will have to provide much more parking for the residential portion of the subdivision. The 

streets are narrow. You may not be able to park on the street per fire code. If someone has a 

birthday party, where do all the guests park?  The commercial parcel on Hartley should not 

be a parking lot for residential guests.   

7. Even though the DA allows private streets, the DA states that they still must be built to City 

Code. Your streets are not built to city code. You may build the smaller townhome road 

shown in the Supplement, but your road is not showing those specifications. 

8. You need to add sidewalks 

9. Please provide appropriate names for the Streets.  Street A and B will not work 

10. Please provide a landscape plan 

11. You must show the mailbox clusters on the pre-plat 

12. Renumber all your lots consecutively.  You numbered the common lots out of order. 

13. Revise the Notes as follows: 

a. If you choose to modify the DA and make the streets public, remove Note 4. 

b. If you choose to make streets public, please add a note that all streets are public and 

dedicated to the City. 

c. If you continue with the private streets, you need to attach an easement to the sewer 

and water utilities for City use. 

d. Add note: “Sanitary sewer collection, domestic water, and fire protection water shall 

be provided by the City of Middleton.” 

e. Add a note calling out every common lot and note that they are owned and 

maintained by the HOA 

f. Add note: “Sewer and water capacity shall be reserved at the time the City approves 

the Construction Drawings” 
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g. Add note: “All interior lots lines contain a 5’ foot wide easement on each side of the 

lot line. Easements used for public and private utility, drainage, and irrigation 

facilities. 

h. Add a note calling out the current DA and the instrument number.  

14. You will need to add a landscaped berm as a buffer between commercial and residential 

uses per MCC 5-4-10-7.  If you revise the DA, you can also add a provision for a different type 

of buffer, but you need to add a buffer of some kind ultimately. 

 

 

 

Roberta L. Stewart 
 

Middleton City Planner 

 

 



 

 
 
 

CITY OF MIDDLETON 
P.O. Box 487     1103 W Main Street, Middleton, ID  83644 

Tele (208) 585-3133     Fax (208) 585-9601 
citmid@middletonidaho.us  www.middleton.id.gov 

 
 

Additional Planner Comments per 9/20/2021 Meeting with Applicant  
Carter John Mixed-Use Subdivision 

 
 
September 21, 2021 
 

1. Please ensure the tot lot shown on Steve Martinez’ concept drawing is on the revised pre-
plat. 

2. Add section diagram for Townhome Roadway found in Supplement to ISPWC. 
3. Revise the Notes as follows: 

a. Remove Note 4 now that roads are public. 
b. Add a note that all streets are public and dedicated to the City. 
c. Add note that sewer and water utilities are public and owned by the City, and sewer 

collection, domestic water, and fire protection water shall be provided by the City of 
Middleton.   

d. Revise Note 11 to insert the new Lot number for the Ditch lot currently designated as 
lot 63.  This lot number may be changed once you renumber all the lots in 
consecutive order as required by the Code. Do not number all the common lots at the 
end and outside consecutive order.  

e. Notes 11 and 7 are a little redundant and wonky.  Both mention HOA ownership of 
common lots. 

f. Call out every common lot by lot & block so there is no confusion as to what is and 
what is not a common lot. 

 
 
 

Roberta L. Stewart 
 
Middleton City Planner 
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Middleton Planning & Zoning Commission 
Findings of Facts, Conclusions of Law, and Decision & Order 

 
 

 

 

 
 
 
 
In the Matter of the Request of David Buich/Hartley Lane LLC and James Escobar, AIA, for 
preliminary plat with respect to the Carter John Mixed-Use Subdivision located at 0 Hartley 
Lane (Tax Parcel No. R1788901): 
 

A. Findings of Fact:   
 

1. Hearing Facts: See Staff Report for the hearing date of October 18, 2021, which 
Report is attached hereto as Exhibit “A’ and incorporated herein by this reference. 
 

2. Process Facts: See Staff Report for the hearing date of October 18, 2021, Exhibit “A”. 
 

3. Application and Property Facts: See Staff Report for the hearing date of October 18, 
2021, Exhibit “A”. 

 

4. Required Findings per Middleton City Code 1-14-2(E)(7), Idaho State Statue Title 67, 
Chapter 65, Idaho Standards for Public Works Construction and Middleton Supplement 
thereto, Middleton City Code 1-14, 1-15, 5-1, 5-3, and 5-4:  See Staff Report for the 
hearing date of October 18, 2021, Exhibit “A”. 
 

B. Conclusions of Law: 
 

1. That the City of Middleton shall exercise the powers conferred upon it by the “Local 
Land Use Planning Act of 1975,” codified at Chapter 65, Title 67, Idaho Code (I.C. §67-
6503). 
 

2. That due consideration has been given to the comments received from the 
governmental subdivisions providing services in the City of Middleton planning 
jurisdiction, comments received from individuals of the public, and comments from City 
Planning Staff and City Engineer. 

 

3. That notice of the application and public hearing was given according to law.   
 

4. That Planning and Zoning Commission’s public hearing was conducted according to 
law, and the City has kept a record of the application and related documents.  

 

5. That codes and standards applicable to the application are the Idaho Standards for 
Public Works Construction, the Middleton Supplement to the Idaho Standards for 
Public Works Construction, and Middleton City Code 1-14, 1-15, 5-1, 5-2, 5-3, and 5-4 
and Idaho Code Secs., 67-6503, 67-6513, 67-6511, 50-1301 through 50-1329 and 50-
222. 

 
6. That public facilities and services required by the proposed development will not 

impose expense upon the public if the attached conditions of approval are imposed.  
 

7. That this recommendation is subject to the Conditions of Approval set forth in the 
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attached Staff Report for the hearing date of October 18, 2021, Exhibit “A”. 
 

C. Decision and Order: 
 

Pursuant to the Planning & Zoning Commission’s authority as provided in Middleton City Code 
1-5-5, and based upon the above Findings of Facts and Conclusions of Law, it is hereby 
recommended that: 
 

City Council approve the application of David Buich/Hartley Lane LLC & James 
Escobar for Preliminary Plat with respect to the Carter John Mixed-Use Subdivision 
subject to the conditions of approval set forth in the Staff Report for the October 18, 
2021, public hearing on the matter. 
 

 
WRITTEN RECOMMENDATION APPROVED ON: October _____, 2021. 
 
 
 
            
      Ray Waltemate, Chairman 
      Planning and Zoning Commission 
 
Attest: 
 
      
Roberta Stewart 
Planning and Zoning Department 
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             STAFF REVIEW AND REPORT 
       Middleton Planning and Zoning Commission 
 
 

 

 

 
 

Carter John Mixed Use Subdivision 
 
 

Snapshot Summary 
 
 
 
 
 
 
 

                                                                
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

A. Planning & Zoning Commission Hearing Date: October 18, 2021   

B. Project Description:  Subdivision with 54 townhome lots and a large commercial lot 
that fronts Hartley Lane.  Amenities include a tot lot and two expansive common lots 
that provide open green space. 

Pursuant to a 2020 Development Agreement with the City, Owner/Developer is 
allowed to construct up to 67 townhomes. The DA also requires Developer to provide 
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a commercial lot fronting Hartley that will accommodate neighborhood commercial 
uses. (A copy of the Development Agreement is attached as Exhibit “A”.)  

C. Application Request:   Preliminary Plat 
 

D. Current Zoning & Property Condition:  The 6 acre parcel was annexed into the City 
in 2020.  The property was rezoned from County “Agricultural” to Middleton City 
“Mixed-Use” at that time, and the Development Agreement was executed.  
 
The project parcel is surrounded by County Agricultural zone, Middleton City C-3 zone, 
and Middleton R-4 Zone. 
 

                           
 

E. City Services:  Sewer service will be taken from existing lines running through Hartley 
Lane. Water service will be brought north from a location near the intersection of 
Hartley Lane and Hwy 44. 
 

                                            
 
Planning Staff finds that City services are nearby and available. However, sewer and 
water capacity will not be reserved until Construction Drawings are approved by the 
City. 
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F. Traffic, Access & Streets:  the project provides two accesses off Hartley Lane. The 
streets are public and will be dedicated to the City of Middleton. 

 
Developer completed a traffic impact analysis.  Idaho Transportation Department is 
still reviewing the TIS to determine the extent of Developer’s proportionate share of 
Traffic Impacts.  If this Commission is inclined to recommend approval of the 
application, it should do so with a condition that Developer/Owner pay all proportionate 
share traffic fees required by the City before approval of final plat. 
 

G. Pathway, Sidewalks & Open Space:  Applicant has surpassed the 5% open space 
requirement by providing 7.7% open space in the form of common lots with tot lot and 
green space, and 2 large grassy detention areas that will also serve as open play 
areas or gathering spaces. 
 

H. Middleton Rural Fire District:  Like many agencies, the Middleton Rural Fire District 
has a long queue of Middleton and Star subdivision projects to review.  As a result, 
Deputy Chief Islas has not had an opportunity to submit comments to this preliminary 
plat yet. Planning Staff will not allow this application to proceed to City Council without 
final comments from Middleton Fire.  In the meantime, however, if the Planning & 
Zoning Commission is inclined to recommend approval of this application, Staff 
recommends that compliance with all Middleton Fire District comments be made a 
condition of approval. This will cover any issues that may be brought to light by Deputy 
Chief Islas.  
 

I. Preliminary Plat Application: The preliminary plat does not show a phasing plan. 
The project will be brought to final plat in one phase. The preliminary plat also 
complies with all dimensional standards and codes of the City of Middleton except the 
waiver of density that is set forth in the Development Agreement.  Additionally, the 
preliminary plat shows turning radius of 90’ rather than the code required 125’.  This 
has been approved by City Engineer and Middleton Rural Fire Department.  Waivers 
to code are allowed in a preliminary plat application per MCC 1-15-2 if the Planning & 
Zoning Commission is so inclined. 
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Planning Staff finds that the preliminary plat is not materially detrimental to the public 
health, safety and welfare, and the preliminary plat is also in harmony with the 
Middleton Comprehensive Plan (See more detail in Section K below.) 

 
A copy of the preliminary plat under consideration is attached as Exhibit “B”. 
 

J. Comprehensive Plan & Land Use Map:  Applicant’s project complies with the 
Comprehensive Plan’s Future Land Use Map because the project parcel is designated 
“Mixed Use” (green color) on the Land Use Map, which matches the Mixed Use 
planned for the site. 
 

 
 
Additionally, Applicant’s project complies with the Goals, Objectives, and Strategies of 
the 2019 Middleton Comprehensive Plan as follows: 
 

a. Goals 3 and 23: The project provides safe vehicle and pedestrian facilities in 
light of the street improvements and sidewalks shown on the preliminary plat.  

b. 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. 

c. Goal 11:  The project provides diverse housing and in-fill housing.  It also 
provides a housing type that matches the residents’ lifestyle in the area.  

 
K. Comments Received from Surrounding Landowners:  None. 
 
L. Comments from Agencies: COMPASS submitted a 6/8/21 letter indicating that a 

stub road to the north may be desirable. A 9/7/21 letter from the Ditch Company set 
forth the typical comments on how to deal with the ditch easement on site.  All agency 
comments are attached as Exhibit “C”. 
 

M. Comments from City Engineer and Planning Staff: See attached as Exhibit “D”. 
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N. Applicant Information:  Applicant Owner is David Buich/Hartley Lane LLC & 
Representative is James Escobar, AIA. 725 E. 2nd St., Meridian ID 83642 – 
Jim@neUdesignArch.com.  208.884.224.  Application was accepted on March 19, 
2021. 
 

O. Notices & Neighborhood Meeting:    Dates: 
      

Newspaper Notification     10/03/2021 
 

 Radius notification mailed to 
 Adjacent landowners within 300’    10/01/2021  

 
 Circulation to Agencies     09/30/2021  
 
 Sign Posting property     09/30/2021 

 
Neighborhood Meeting     03/18/2021 
 

P. Applicable Codes and Standards: 
  
Idaho State Statue Title 67, Chapter 65 
Idaho Standards for Public Works Construction and Middleton Supplement thereto 
Middleton City Code 1-14, 1-15, 1-16, 5-1, 5-3, and 5-4. 
 

Q. Conclusions and Recommended Conditions of Approval: 
 
The recommendation to approve or deny a preliminary plat application must be based 
upon findings of facts and conclusions of law.   
 
As to Findings of Facts, Planning staff has set forth findings of facts above in 
parentheses.  If the Commission agrees with those findings of facts and agrees with 
the testimony and evidence presented at the public hearing, the Commission need 
merely make a motion to accept those findings of facts.  
 
As to Conclusions of Law, Planning Staff finds that the Planning & Zoning 
Commission has the authority to hear this application and to recommend approval or 
denial of the application.  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 recommendation on the 
application.   If the October 18th public hearing is held and conducted in compliance 
with Idaho State Statute and the Middleton City Code, then the Commission may 
accept these conclusions of law by passing a motion to accept the conclusions of law 
set forth in the staff report and at the public hearing.   
 

mailto:Jim@neUdesignArch.com
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If the Commission is inclined to recommend approval of the preliminary plat application 
based upon the above Findings of Facts and Conclusions of Law, then Planning Staff 
recommends that any approval be subject to the following conditions:  
 

1. City of Middleton municipal domestic water, fire flow and sanitary sewer 
services are to be extended to serve the subdivision. 

2. Owner/Developer shall construct, at its own cost, all frontage improvements to 
Hartley Lane and dedicate the same to the City. 

3. Owner/Developer to pay all City required proportionate share traffic fees. 
4. All City Engineer review comments are to be completed and approved. 
5. All requirements of the Middleton Rural Fire District are to be completed and 

approved. 
6. Owner/Developer shall obtain approval from the Design Review Committee for 

each style of townhome to be constructed.   
7. Sewer and water capacity to be reserved at the time City approves the 

construction drawings for the project. 
8. Change Note 7 to add Lot 39, Block 1 to the list of common lots and change Lot 

15/Block 2 to Lot 14/Block 2.  

Finally, if the Commission recommends denial of the preliminary plat application, then 
pursuant to Middleton City Code 1-14(E)(8), the Commission must state on the record 
what Applicant can do, if anything, to gain approval of the application(s). 

 
 

Prepared by Middleton City Planner, Robert Stewart    Dated: 10/14/2021 
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Communities in Motion 2040 2.0 Development Review 
 

The Community Planning Association of Southwest Idaho (COMPASS) is the metropolitan planning organization 
(MPO) for Ada and Canyon Counties. COMPASS has developed this review as a tool for local governments to 
evaluate whether land developments are consistent with the goals of Communities in Motion 2040 2.0 (CIM 2040), 
the regional long-range transportation plan for Ada and Canyon Counties. This checklist is not intended to be 
prescriptive, but rather a guidance document based on CIM 2040 2.0 goals. 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
 

 

 

 
 

Recommendations 

Communities in Motion 2040 2.0 identifies State Highway 44, from Canyon Lane to Star Road, to be widened to 
four travel lanes. This project would include 10-foot paved multiuse shoulders along the new roadway in the City of 
Middleton. This project is the #3 unfunded state priority. Sections of Highway 44 from Star Road to Linder Road 
are in the COMPASS Regional Transportation Improvement Program for construction scheduled in 2023 and 2024 
(Key #20574 and Key #20266). The site is not currently served by public transportation. ValleyConnect 2.0 
proposes bus service from Canyon County to downtown Meridian, via Highway 44.  
 
Consider a public, stub road to the north that would enable the West 3rd Street connection and reduce the 
travelled-distance to Ed Payne Park, Middleton Heights Elementary School, and future bus service in downtown 
Middleton.  
 
More information about COMPASS and Communities in Motion 2040 2.0: 

Web: www.compassidaho.org 
Email info@compassidaho.org 
More information about the development review process:  
http://www.compassidaho.org/dashboard/devreview.htm 

Development Name: Hartley Lane Townhomes   Agency: Middleton 

CIM Vision Category: Existing Neighborhoods 
 
New households: 58   New jobs: ±10  Exceeds CIM forecast: No 
 

Farmland contributes to the local economy, creates 
additional jobs, and provides food security to the region. 
Development in farm areas decreases the productivity 
and sustainability of farmland.  
 

Farmland consumed: Yes 
Farmland within 1 mile: 732 acres 
 

Housing within 1 mile: 1,320 
Jobs within 1 mile: 700 
Jobs/Housing Ratio: 0.5 
 

Nearest bus stop: >4 miles 
Nearest public school: 0.9 miles 
Nearest public park: 0.8 miles 
Nearest grocery store: >4 miles 
 
 

CIM Corridor: Highway 44 (Main St) 
Pedestrian level of stress: PG 
Bicycle level of stress: PG-13 
 

A good jobs/housing balance – a ratio between 1 and 
1.5 – reduces traffic congestion. Higher numbers 
indicate the need for more housing and lower numbers 
indicate an employment need. 

Residents who live or work less than ½ mile from 
critical services have more transportation choices. 
Walking and biking reduces congestion by taking cars off 
the road, while supporting a healthy and active lifestyle.   
 

Level of Stress considers facility type, number of vehicle 
lanes, and speed. Roads with G or PG ratings better 
support bicyclists and pedestrians of all ages and comfort 
levels.  
 

Nearest police station: 0.4 miles 
Nearest fire station: 1.3 miles 
 

Developments within 1.5 miles of police and fire 
stations ensure that emergency services are more 
efficient and reduce the cost of these important public 
services.   

http://www.compassidaho.org/
mailto:info@compassidaho.org
http://www.compassidaho.org/dashboard/devreview.htm


Requesting Agency:

Total Cost (Prev. + Prog.): $9,133

Key # : 20266

Project Description : Add an additional westbound and eastboud lane to improve congestion and 
reduce crashes along State Highway 44 (State Street) from State Highway 16 
to Linder Road near the City of Eagle.

SH-44 (State Street), SH-16 to Linder Road, Ada County

COMPASS PM:

Total Previous Expenditures: $463

Inflated

Project Year: 2023

Total Programmed Cost: $8,670

Federal PM:Regionally Significant:

ITD

Congestion Reduction/System Reliability
Freight Movement and Economic Vitality
Transportation Safety
Community Infrastructure

Local Match 100.00%Program State Hwy - Safety & Capacity (Capacity)Funding Source TECM

TotalCost 

Year*

Preliminary 

Engineering

Preliminary 

Engineering 

Consulting

Right-of-Way Utilities Construction 

Engineering

Construction Federal Share Local Share

2023 0 7,9050 0 0 8,670765 0 8,670

$8,670Fund 

Totals:
$0$8,670$7,905$765$0$0$0$0

Requesting Agency:

Total Cost (Prev. + Prog.): $13,236

Key # : 20574

Project Description : Widen State Highway 44 (State Street) from Star Road to State Highway 16 in 
Ada County. An additional lane in both directions will alleviate congestion 
issues and improve safety.

SH-44 (State Street), Star Road to SH-16, Ada County

COMPASS PM:

Total Previous Expenditures: $1,400

Inflated

Project Year: 2024

Total Programmed Cost: $11,836

Federal PM:Regionally Significant:

ITD

Congestion Reduction/System Reliability
Freight Movement and Economic Vitality
Transportation Safety
Community Infrastructure

Local Match 100.00%Program State Hwy - Safety & Capacity (Capacity)Funding Source TECM

TotalCost 

Year*

Preliminary 

Engineering

Preliminary 

Engineering 

Consulting

Right-of-Way Utilities Construction 

Engineering

Construction Federal Share Local Share

2021 0 061 1,000 0 1,0610 0 1,061
2024 0 10,0710 0 0 10,775704 0 10,775

$11,836Fund 

Totals:
$0$11,836$10,071$704$0$1,000$0$61

Monday, April 05, 2021
2:22 PM

Page 64 of 94*PD = Preliminary Development (projects with development activity 
but no programmed year of construction)

Sorted by Project Name
All Values in Thousands of Dollars

127
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CITY OF MIDDLETON 
P.O. Box 487     1103 W Main Street, Middleton, ID  83644 

Tele (208) 585-3133     Fax (208) 585-9601 

citmid@middletonidaho.us  www.middleton.id.gov 

October 5, 2021  

 

Third Round of Planner Comments (Pre-Plat dated 10/1/2021) 

Carter John Mixed-Use Subdivision  

 

 

 

1. Per email with Steve Martinez, change street notations from “private” to “public.” 

a. Add names for 2 “Streets” and a name for 1 “Avenue”, e.g., “Main Street”, “Main 

Avenue”  “Street” designation are for roadways that go east/west.  Avenue 

designation is for road that goes north/south. 

b. Add language to note section that streets/right of way are public and dedicated to 

the City of Middleton. 

c. Change Note 4 accordingly. 

d. Change description of “private” on the typical street section diagrams 

2. Please send a landscape plan. This is 3rd request.  

3. Add language to Note section stating that there is a variance allowing 90’ radius turns 

4. Renumber lots 33.  You have 2 “33s”.  One lot needs renumbered “32”. 

5. Revise Note 11 to note Lot 38, not lot 63 

6. This is 3rd request to create a note that calls out every common lot.  For example, write “Lots 

27, 18, Block 1 are common lots.”  You can combine it with note 7 that indicates the HOA 

owns and maintains the lots 

7. Fix Note 4. There is no lot 64 

8. Add square footage to lot 40 with tot lot. 

9. Code requires all flag lots to have a 20’ width at the street.  You have flag lots with only 11’, 

12’, and 14’ width. Also, it looks like access to common lots/storm detention lots 18 and 27 

is thwarted or entirely missing.  I think we may be ok with waiving the 20’ flag lot width if you 

figure out a way to have cross access on those tight corner lots and detention pond lots.  

There will be issues with people wanting to put up fences.  There are issues with the HOA 

getting back to the detention ponds for maintenance. The north east corner lots and south 

east corner lots need to work better for access and neighborly harmony. 

10. I’m concerned that you may not be meeting the 5% open space requirement.  I see only lot 

40 and 37 as potential open space for gathering.  Lot 38 could serve as open space if it was 

landscaped and if gathering places were set aside like benches or pathways.  If you give 

better access to detention lots 18 and 27 so that residents could go back there and enjoy 

the grassy areas, then we could call that open space.  Please tell me how you are getting to 

the 8.75% open space noted on sheet 1. 

11. If you figure out how to give good access to the corner lots, add a note to the note section 

indicating there is a “waiver” of the 20’ flag lot rule. 

12. You are missing 5’ sidewalks on the ROW out to Hartley.  We can forego 5’ sidewalks on the 

interior sides of the ROW across the commercial lot, but the exterior portions of the ROW 
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need to have 5’ sidewalks all the way out to Hartley so people can walk out of the community 

safely.  I think you will need to work with the ditch company for permission to add sidewalks 

in their easement area. 

13. You need to show frontage improvements to Hartley 

 

 

Roberta L. Stewart, Middleton City Planner 

 



 

 
 

 

CITY OF MIDDLETON 
P.O. Box 487     1103 W Main Street, Middleton, ID  83644 

Tele (208) 585-3133     Fax (208) 585-9601 

citmid@middletonidaho.us  www.middleton.id.gov 

 

 

PLANNER COMMENTS – Carter John Mixed-Use Subdivision 

 

 

September 14, 2021 

 

1. Per the DA, you must show a commercial lot that is at least 1 acre.  You will need to change 

Lot 65 so it can truly be used for commercial use. It is obviously being used in part to provide 

parking for the residential subdivision. That is not the intent of the DA.  Please square up the 

1 acre parcel and make it truly usable as a 1 acre commercial parcel.  Do not show any 

parking on the commercial parcel.  

2. The City would really like to see some type of amenity for the community. There will surely be 

young children in the subdivision.  Show the amenity on the plat please.  It can be a 

playground or picnic area…etc. 

3. Add the words “Block 1” to the plat.  I know it’s a “given”, but I think you should put the Block 

number for the purposes of legal descriptions. I could be wrong on this.  It may be an Amy 

question. 

4. Confirm that you are building only single family attached “townhomes” in the residential 

portion of the subdivision. If not, you will have to increase the lot sizes to 6000 s.f. 

5. Please confirm that each townhome unit will have 3 parking spaces per code? 

6. You will have to provide much more parking for the residential portion of the subdivision. The 

streets are narrow. You may not be able to park on the street per fire code. If someone has a 

birthday party, where do all the guests park?  The commercial parcel on Hartley should not 

be a parking lot for residential guests.   

7. Even though the DA allows private streets, the DA states that they still must be built to City 

Code. Your streets are not built to city code. You may build the smaller townhome road 

shown in the Supplement, but your road is not showing those specifications. 

8. You need to add sidewalks 

9. Please provide appropriate names for the Streets.  Street A and B will not work 

10. Please provide a landscape plan 

11. You must show the mailbox clusters on the pre-plat 

12. Renumber all your lots consecutively.  You numbered the common lots out of order. 

13. Revise the Notes as follows: 

a. If you choose to modify the DA and make the streets public, remove Note 4. 

b. If you choose to make streets public, please add a note that all streets are public and 

dedicated to the City. 

c. If you continue with the private streets, you need to attach an easement to the sewer 

and water utilities for City use. 

d. Add note: “Sanitary sewer collection, domestic water, and fire protection water shall 

be provided by the City of Middleton.” 

e. Add a note calling out every common lot and note that they are owned and 

maintained by the HOA 

f. Add note: “Sewer and water capacity shall be reserved at the time the City approves 

the Construction Drawings” 
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g. Add note: “All interior lots lines contain a 5’ foot wide easement on each side of the 

lot line. Easements used for public and private utility, drainage, and irrigation 

facilities. 

h. Add a note calling out the current DA and the instrument number.  

14. You will need to add a landscaped berm as a buffer between commercial and residential 

uses per MCC 5-4-10-7.  If you revise the DA, you can also add a provision for a different type 

of buffer, but you need to add a buffer of some kind ultimately. 

 

 

 

Roberta L. Stewart 
 

Middleton City Planner 
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citmid@middletonidaho.us  www.middleton.id.gov 

 
 

Additional Planner Comments per 9/20/2021 Meeting with Applicant  
Carter John Mixed-Use Subdivision 

 
 
September 21, 2021 
 

1. Please ensure the tot lot shown on Steve Martinez’ concept drawing is on the revised pre-
plat. 

2. Add section diagram for Townhome Roadway found in Supplement to ISPWC. 
3. Revise the Notes as follows: 

a. Remove Note 4 now that roads are public. 
b. Add a note that all streets are public and dedicated to the City. 
c. Add note that sewer and water utilities are public and owned by the City, and sewer 

collection, domestic water, and fire protection water shall be provided by the City of 
Middleton.   

d. Revise Note 11 to insert the new Lot number for the Ditch lot currently designated as 
lot 63.  This lot number may be changed once you renumber all the lots in 
consecutive order as required by the Code. Do not number all the common lots at the 
end and outside consecutive order.  

e. Notes 11 and 7 are a little redundant and wonky.  Both mention HOA ownership of 
common lots. 

f. Call out every common lot by lot & block so there is no confusion as to what is and 
what is not a common lot. 

 
 
 

Roberta L. Stewart 
 
Middleton City Planner 
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