
Revised 12/16/2020   

CITY OF MIDDLETON
P O BOX 487 

 1103 W MAIN ST, MIDDLETON, ID  83644 
208-585-3133, FAX: 208-585-9601

WWW.MIDDLETON.ID.GOV

   Planning & Zoning Department 

        Master Land Use Application 

Fee Paid: $   ________ ____ 

Application Accepted by:   ____ 

Date Application Accepted:  ____ 

OWNER/APPLICANT: 

Name Phone Email 

Mailing Address  City   State  Zip Code 

REPRESENTATIVE: 

Name Phone Email 

Mailing Address  City        State         Zip Code 

PUBLIC HEARINGS*  PUBLIC HEARINGS*  MISC. APPLICATIONS    MISC. APPLICATIONS 
Annexation and Zoning      Development Agreement  Design Review***   Lot Line Adjustment*** 
Rezone       Ordinance Amendment  Preliminary Plat**   Floodplain*** 
Vacate Right-of-Way       Special Use Permit  Final Plat**  Time Extension*** 
Comprehensive Plan Map  Variance  Construction Plans***  Approach Permit***  
or Text Amendment  

* Public Hearings:  a neighborhood meeting is required before filing an application, and individuals have a right
to participate in the hearing by offering comments.  Plats not designed to city code and standards require a
neighborhood meeting and public hearing.
** Public Meetings: Individuals have a right to observe, but not comment, at an open meeting at which the
application is being considered by decision makers.  Plats designed to city code and standards do not require a
public hearing. A neighborhood meeting is still required.
*** Administratively: reviewed and approved by the City Engineer and Zoning Official.

Subdivision or Project Name:  

Site Address:  

Tax Parcel No(s): ______ 

Existing Zoning:  Proposed Zoning: ______ 

Floodplain Zone:  Hillside (grades exceeding 10%): ______ 

Printed Name  Date  Signature 

Middleton Rivers LLC

1783 E. Lone Shore Ln. Eagle Idaho 83616

Jay Gibbons, South Beck & Baird 208-869-0747 gibbons@sbbgo.com

2002 S. Vista Ave. Boise Idaho 83705



Sawtooth Lakes Mixed-Use Subdivision

22457 Middleton Rd., Middleton, ID 83644

  Phase _____________  

Total Acres:   15.18 ______

R18035000 0, R18036010 0, R18034000 0 & 18035011 0

M-U M-U

A-E (1-17-2020) None

Jay A. Gibbons 10-14-2021

208 866-0594 davebuich@gmail.com



Revised 9/20/2021   

CITY OF MIDDLETON
P O BOX 487 

 1103 W MAIN ST, MIDDLETON, ID  83644 
208-585-3133, FAX: 208-585-9601

WWW.MIDDLETON.ID.GOV

   Planning & Zoning Department 

         Preliminary Plat Checklist 

Please submit all items listed below.  Applications missing the following items will be deemed 

incomplete, and the application will not be processed. 

Applicant Description Staff 

Completed and signed Master Land Use Application 

Fee 

Narrative fully describing the proposed project. Additionally: 

• Please indicate whether a variance or special use permit is

being requested along with the preliminary plat.

• Describe requirements imposed by any Development

Agreement, Covenants or other commitments.

• Describe any anticipated adverse impacts on adjoining property.

• Describe how the request is consistent with the Middleton

Comprehensive Plan.

Vicinity Map 

Proposed Preliminary Plat (2 full size - 24x36 inch - paper copies & 1 

electronic full-size copy provided on a USB) 

Drainage Calculations - preliminary 

Title Report/Commitment (Schedule B) 

Landscape Plan 

Preliminary Plat must comply with Middleton City Code 5-4-4 

Warranty Deed showing proof of ownership 

If owner is not the applicant, then representative must provide an 

Affidavit of Legal Interest showing the owner’s authorization for 

representative to submit the application. 

Two sets of adhesive mailing labels containing the names and 

addresses of property owners within 300 feet of the perimeter 

boundary of the subject property. Contact Canyon County Plat Room at 

(208) 455-6016 for a list of landowners.

Copy of neighborhood meeting notice, sign-in sheet, and minutes 

summarizing discussion 

Traffic Impact Study if residential subdivision with more than 25 

dwelling units. 

Electronic copy of entire application on USB 


























NA Owner/developer 
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October 15, 2021 

Planning and Development Services 
City of Middleton 
1103 W. Main Street 
Middleton, Idaho 83644 
 
Staff and Commissioners, 
 
South Beck & Baird is pleased to submit this letter of intent in support for the Sawtooth Lakes Mixed-
Use Subdivision preliminary plat application.  The subject property consists of four (4) parcels, 
R18035000 0, R18036010 0, R18034000 0 and R18035011 0, addressed as 22457 Middleton Rd., 
Middleton, Idaho.  The aggregate size of the parcels is 15.18 acres.  The parcels were annexed and 
zoned M-U in 2016.  The preliminary plat is fully compliant with the City of Middleton code 
requirements. 
 
The project consists of twenty (20) residential townhome buildings on 121 residential lots, one (1) 
clubhouse building with a pool, 6 common lots and 5 commercial lots.  All uses are consistent with the 
M-U district.  The street frontage on Sawtooth Lakes Drive will be on common lots and provide an 
attractive landscape buffer to the backyards of the townhomes.  There are two types of townhomes in 
the project.  Photos have been provided illustrating the building form and quality of materials expected 
to be implemented.  The proposed townhomes between Sawtooth Lakes Drive and Rivers Edge Street 
are 3 story product with a tandem-type 2-car garage and the proposed townhomes nearest the Boise 
River are 2-story product with 2-car garages.  Both proposed building products have front door access 
on the street adjacent to the garages and driveways.  All buildings and common areas will be 
attractively landscaped.  The project includes wetland mitigation and will create two storm ponds within 
the floodway including a greenbelt pathway and several pedestrian pathways connecting through the 
development providing public pedestrian access to and through the project.  There is guest parking and 
several mail kiosks located throughout the project.  These locations will be coordinated with the postal 
service. 
 
The subject property is currently vacant.  There are a number of existing trees along Sawtooth Lakes 
Drive which will be assessed for health.  Some may remain, but the majority will be replaced to provide 
a cohesive street frontage.  The City has also expressed a desire that the developer provide a 
greenbelt pathway near the river to future pathway connections off the subject property.  Our proposal 
illustrates compliance with the City’s desires. 
 
Amenities provided for the use of residents are pedestrian connections throughout the project 
connection to the proposed greenbelt pathway, a clubhouse with gathering space and an outdoor pool 
and plenty of guest parking.   
              
We believe the development will provide an attractive mixed-use retail//housing type in the area and 
provide recreational opportunities to our future residents.   



 

 
 
We appreciate the opportunity to make application for development of the property and look forward 
to working with staff throughout the process.  If you have any questions or need additional 
information while processing this application, please call or email.  Thank you for your consideration 
on this matter. 
 
Sincerely,       

       
Jay A. Gibbons, PLA, ASLA 
South, Beck and Baird Landscape Architecture 
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LANDSCAPING INFORMATION
*  ROADWAY LANDSCAPE BUFFERS  (NOT REQUIRED):

SAWTOOTH LAKE (RESIDENTIAL):
20' STREET BUFFER FROM BACK OF WALK
1,167 FEET STREET BUFFER
CLASS II TREES @ 1/50' =23 (26 TREES PROPOSED)
CONIFERS @ 10/100' =117 (117 TREES PROPOSED)
ORNAMENTAL TREES @ 4/100' =47 (49 TREES PROPOSED)
SHRUBS @ 15/100' =268 (175 SHRUBS PROPOSED)

SAWTOOTH LAKE (COMMERCIAL):
20' STREET BUFFER FROM BACK OF WALK
393 FEET STREET BUFFER
CLASS II TREES @ 1/40' =10 (10 TREES PROPOSED)

MIDDLETON RD. (COMMERCIAL):
15' STREET BUFFER FROM ROW
454 FEET STREET BUFFER
CLASS II TREES @ 1/35' =13 (13 TREES PROPOSED)

*  COMMON LOTS  (NOT REQUIRED):
1 TREE / 2,000 SF  @ 34,327 SF =17 (38 TREES PROPOSED)

*  RESIDENTIAL LOTS  (NOT REQUIRED):
1 TREE / LOT SF  @ 121 LOTS =121 (121 TREES PROPOSED)

*  PRIVATE STREET TREES - RESIDENTIAL (NOT REQUIRED):
1 TREE / 1 LOTS  @ 121 LOTS = 121 (121TREES PROPOSED)

*  PRIVATE STREET TREES - COMMERCIAL (NOT REQUIRED):
1 TREE / 40'  @ 355LF =9 (9 TREES PROPOSED)

*  NOTE: 
CONIFERS AND ORNAMENTAL TREES ARE SUBSTITUTED AT THE RATE OF 2 PER SHADE
TREE.

TOTAL SPECIES PROVIDED = 12

*  MITIGATION FOR REMOVAL OF EXISTING TREES:
ALL EXISTING TREES TO BE REMOVED ARE EITHER DEAD OR NUISANCE TREES. THE
MAJORITY OF TREES IN THE WETLAND AREA ARE TO REMAIN - NO MITIGATION NECESSARY -
COORDINATE WITH THE CITY FORESTER IN THE FIELD BEFORE ANY EXISTING TREES ARE
DAMAGED OR REMOVED.

*  SITE AMENITIES:
AMENITIES PROVIDED:

COMMUNITY CLUBHOUSE WITH POOL
OPEN GRASSY PLAY AREA
WALKING PATH CONNECTIVITY

TOTAL ACRES............................................ 15.18 ACRES
TOTAL COMMON LOTS............................. 0.79 ACRES
WETLAND AREA........................................ 3.79 ACRES
(NOT INCLUDING ROW BUFFER)
% OF TOTAL AREA.....................................30.17%

SEWER
CITY OF MIDDLETON
WATER
CITY OF MIDDLETON
IRRIGATION
MIDDLETON MILL DITCH CO. &
CANYON HILL DITCH CO.
SCHOOL
MIDDLETON SCHOOL DISTRICT
EMERGENCY SERVICES
FIRE - MIDDLETON FIRE DISTRICT
POLICE - CITY OF MIDDLETON

SITE DEVELOPMENT FEATURES
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SCALE:

0' 60' 120' 180'

1" = 60'-0"

SEE SHEET L1.1-L1.6 FOR DETAILED LANDSCAPE PLANS,
SEE SHEET L2.0 FOR LANDSCAPE NOTES AND DETAILS.

SHEET L1.3

SHEET L1.4

SCALE: NTS
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SAWTOOTH LAKE

1. ALL PLANT MATERIAL SHALL CONFORM TO THE
AMERICAN NURSERYMAN STANDARDS FOR TYPE AND
SIZE SHOWN.  PLANTS WILL BE REJECTED IF NOT IN A
SOUND AND HEALTHY CONDITION.  ALL PLANT MATERIAL
SHALL BE GRADE #1 OR BETTER.

2. ALL PLANTING BEDS AND TREE WELLS IN LAWN AREAS
(WELLS TO BE 3' IN DIAMETER) SHALL BE COVERED WITH
A MINIMUM OF 3" DEPTH OF 1"  BARK MULCH.  SUBMIT
SAMPLE FOR APPROVAL BY OWNER.

3. ALL LAWN AREAS SHALL BE SODDED WITH 100% TURF
TYPE TALL FESCUE (FESTUCA ARUNDINACIA).
CONTRACTOR SHALL VERIFY AND MATCH THE VARIETY
EXISTING IN THE ADJACENT DEVELOPMENT.

4. ALL PLANT MATERIAL SHALL BE GUARANTEED FOR A
PERIOD OF ONE YEAR BEGINNING AT THE DATE OF
ACCEPTANCE BY OWNER.  REPLACE ALL PLANT
MATERIAL FOUND DEAD OR NOT IN A HEALTHY
CONDITION IMMEDIATELY WITH THE SAME SIZE AND
SPECIES AT NO COST TO THE OWNER.

5. PLANTING BACKFILL FOR TREES AND PLANTING BEDS
SHALL BE 5 PARTS TOPSOIL AND 1 PART COMPOST WITH
STRAW.  STAKE ALL TREES PER DETAILS.

6. ALL LAWN AREAS SHALL HAVE 6" OF TOPSOIL AND ALL
PLANTING BEDS SHALL HAVE 12" OF TOPSOIL (MINIMUM).

TOPSOIL SHALL BE A LOOSE, FRIABLE, SANDY LOAM,
CLEAN AND FREE OF TOXIC MATERIALS, NOXIOUS
WEEDS, WEED SEEDS, ROCKS, GRASS, OR OTHER
FOREIGN MATERIAL LARGER THAN 1" IN ANY DIMENSION,
A PH FROM 5.5 TO 7.0.   TOP SOIL FROM SITE SHALL BE
USED, IF MEETING THESE STANDARDS.  PLACE 1/2"
COMPOST OVER ALL LANDSCAPED AREAS AND
ROTOTILL INTO TOP 4".  SPREAD, COMPACT, AND FINE
GRADE TOPSOIL TO A SMOOTH AND UNIFORM GRADE, 1"
BELOW SURFACE OF WALKS AND CURBS IN AREAS TO
BE SODDED AND 3" IN PLANTING BED AREAS.

7. FERTILIZE ALL TREES AND SHRUBS WITH 'AGRIFORM"
PLANTING TABLETS, 21 GRAM.  QUANTITY PER
MANUFACTURER'S RECOMMENDATION.

8. PLANT MATERIAL SHALL NOT BE SUBSTITUTED WITHOUT
THE WRITTEN PERMISSION OF OWNER.  SUBMIT NAMES
OF THREE SUPPLIERS CONTACTED IF SUBSTITUTION IS
REQUESTED AND PLANT MATERIAL SPECIFIED IS NOT
AVAILABLE.

9. SHRUB PLANTING BEDS SHALL BE SHOVEL EDGED TO
CREATE A DISTINCT SEPARATION OF LANDSCAPE
TYPES.

10. IMMEDIATELY CLEAN UP ANY TOPSOIL, OR OTHER
DEBRIS ON SITE CREATED FROM LANDSCAPE

OPERATION AND DISPOSE OF PROPERLY OFF SITE.
11. ALL LANDSCAPE AREAS SHALL HAVE AN STATE OF THE

ART AUTOMATIC UNDERGROUND SPRINKLER SYSTEM
WHICH INSURES COMPLETE COVERAGE AND IS
PROPERLY ZONED FOR REQUIRED WATER USES AND
HAS A WEATHER STATION CAPABLE OF TURNING OFF
FOR RAIN/FREEZE EVENTS.  ALL SHRUB ZONES, SPRAY
ZONES AND GEAR DRIVEN ZONES SHALL BE PLACED ON
SEPARATE ZONES.  DO NOT EXCEED A MAXIMUM OF 5
FPS IN ALL MAINLINE AND LATERAL LINES.

12. COORDINATE ALL DRAINAGE AREAS AND UTILITIES WITH
TREE LOCATIONS AND ADJUST PER FIELD CONDITIONS.

13. ALL EXISTING TREES SHOWN TO REMAIN SHALL BE
RETAINED AND PROTECTED THROUGH OUT
CONSTRUCTION.

14. NO TREES SHALL BE PLANTED WITHIN THE 10 FOOT
CLEAR ZONE OF ALL ACHD STORM DRAIN PIPE,
STRUCTURES, OR FACILITIES.

15. STORM PONDS MUST BE PROTECTED FROM ANY AND
ALL CONTAMINATION DURING THE CONSTRUCTION AND
INSTALLATION OF THE LANDSCAPE IRRIGATION SYSTEM.

16. ALL TREES TO BE LOCATED A MINIMUM OF 5 FEET OR
GREATER FROM THE BACK OF ANY SIDEWALK..

17. TRIM ALL TREES WITHIN VISION TRIANGLES TO 8' ABOVE
FINISH GRADE TO MEET ACHD STANDARDS.

LANDSCAPE NOTES
1. ALL LANDSCAPED AREAS SHALL HAVE AN AUTOMATIC UNDERGROUND SPRINKLER SYSTEM

WHICH INSURES COMPLETE COVERAGE AND PROPERLY ZONED FOR REQUIRED WATER
USES. EACH HYDROZONE IS TO BE IRRIGATED WITH SEPARATE INDIVIDUAL STATIONS.

2. PLANTER BEDS AND LAWN AREAS ARE TO HAVE SEPARATE HYDRO-ZONES.
3. POP-UP SPRINKLER HEADS SHALL HAVE A MINIMUM RISER HEIGHT OF 4 INCHES AT LAWN

AREAS AND 18" AT PLANTER BEDS.
4. PLANTER BEDS ARE TO HAVE DRIP IRRIGATION SYSTEM OR POP-UP SPRAY SYSTEM.
5. ELECTRONIC WATER DISTRIBUTION/ TIMING CONTROLLERS ARE TO BE PROVIDED. MINIMUM

CONTROLLER REQUIREMENTS ARE AS FOLLOWS:
a. PRECISE INDIVIDUAL STATION TIMING
b. RUN TIME CAPABILITIES FOR EXTREMES IN PRECIPITATION RATES
c. AT LEAST ONE PROGRAM FOR EACH HYDROZONE
d. SUFFICIENT MULTIPLE CYCLES TO AVOID WATER RUN-OFF
e. POWER FAILURE BACKUP FOR ALL PROGRAMED INDIVIDUAL VALVED WATERING

STATIONS WILL BE DESIGNED AND INSTALLED TO PROVIDE WATER TO RESPECTIVE
HYDRO-ZONES.

6. INDIVIDUAL VALVED WATERING STATIONS WILL BE DESIGNED AND INSTALLED TO PROVIDE
WATER TO RESPECTIVE HYDRO-ZONES.

7. THE IRRIGATION SYSTEM SHALL BE DESIGNED TO PROVIDE 100% HEAD TO HEAD COVERAGE
WITH TRIANGULAR SPACING.

8. SPRINKLER HEADS SHALL BE ADJUSTED TO REDUCE OVERSPRAY ONTO IMPERVIOUS
SURFACES (BUILDINGS, SIDEWALKS, DRIVEWAYS, AND ASPHALT AREAS).

9. PROVIDE MINIMUM (1) QUICK COUPLER VALVE PER EACH (6) AUTOMATIC VALVE ZONES.
APPROVE Q.C.V. LOCATIONS WITH LANDSCAPE ARCHITECT.

10. POINT OF CONNECTION TO BE APPROVED BY JURISDICTION PROVIDING WATER SOURCE.

IRRIGATION NOTES:

SHEET L1.5 SHEET L1.6
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Large Traffic Study and Preliminary Stormwater analysis available upon public records request
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