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HEARING 

DATE: 

3/19/2026 

 

TO: Planning & Zoning Commission 

FROM: Bill Parsons, Current Planning 

Supervisor 

208-884-5533 

napoli@meridiancity.org 

APPLICANT:  Emily Mueller 

SUBJECT: H-2026-0003 

North Meridian Fields 

LOCATION: Generally located at the southwest corner 

of SH-16 and Chinden Boulevard in the 

W ½ of the NE ¼ of Section 29, T.4N., 

R.1W. 

 

 PROJECT OVERVIEW 

A. Summary 

Annexation of 71.445 acres of land with the R-8 and C-N zoning districts. The R-8 zone consists 

of 47.79 acres, and the C-N zone consists of 23.655. 

B. Directors Determination 

The Community Development and Public Works Directors made a director’s determination to 

allow for the annexation of the subject development without sewer services being available. 

Currently, the city is installing a sewer trunkline in McMillan Road that will ultimately serve the 

site.  

C. Recommendation 

Staff: Approval with a Development Agreement 

Planning and Zoning Commission: Pending 

D. Decision 

City Council: Pending 

  

COMMUNITY DEVELOPMENT 

 
DEPARTMENT REPORT 
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 COMMUNITY METRICS 

Table 1: Land Use  

Description Details Map Ref. 

Existing Land Use(s) Vacant/Agriculture in Ada County - 

Proposed Land Use(s) Commercial and Residential - 

Existing Zoning RUT in Ada County VII.A.B 

Proposed Zoning R-8 (Medium Density Residential) and C-N 

(Neighborhood Business District) 

 

Adopted FLUM Designation Medium Density Residential and Mixed Use Interchange VII.A.C 

Table 2: Process Facts 

Description Details 

Preapplication Meeting date 1/13/2026 

Neighborhood Meeting 1/15/2026 

Site posting date 3/3/2026 

 

Table 3: Community Metrics 

Agency / Element Description / Issue Reference 

Ada County Highway District  IV.D 

• Comments Received Yes; Staff Report - 

• Commission Action Required No - 

• Access N. Owyhee Storm Avenue off of Chinden Boulevard and 

McMillan Road, and Ersatz Place off of McMillan Road.  

- 

• Traffic Level of Service  Star Road: F 

McMillan Road: Better than E 

- 

ITD Comments Received No - 

Meridian Public Works Wastewater   IV.B 

• Distance to Mainline Sewer Not Available at Site  

• Impacts or Concerns Yes; Sewer is not available and won’t be made available 

until the city completes the trunk line in McMillan and a 

developer pulls the sewer to the site.  

 

Meridian Public Works Water   IV.B 

• Distance to Mainline Water Available at Site  

• Impacts or Concerns None  

 

Note: See section IV. City/Agency Comments & Conditions for comments received or see the public 

record. Past the following link into your browser: 

https://weblink.meridiancity.org/WebLink/browse.aspx?id=430059&dbid=0&repo=MeridianCity . 

  

https://weblink.meridiancity.org/WebLink/browse.aspx?id=430059&dbid=0&repo=MeridianCity
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Figure 1: One-Mile Radius Existing Condition Metrics 
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 STAFF ANALYSIS 

Comprehensive Plan and Unified Development Code (UDC) 

A. General Overview 

The proposed annexation and development spans across 71.445 acres of land with the northern 

half being designated as Mixed Use Interchange (MU-I) and the southern half being designated as 

Medium Density Residential on the Future Land Use Map (FLUM). In addition, the subject 

property falls within the Fields Sub-Area Plan located at the northwest corner of the City’s area of 

impact boundary. This area is bounded by Ustick Rd. on the south, Can-Ada Rd. on the west, 

Chinden Blvd./US Highway 20/26 on the north, and McDermott Rd./SH-16 on the east. 

In accord with the Fields Sub-Area Plan, the general character, design, and identity of this area 

shall have a cohesive theme that is “modern rural,” which applies to housing, amenities, 

streetscape/open space, and retail/commercial. Additionally, some of the other thematic design 

elements that contribute to the desired character of the area should be adhered to such as lighting, 

fencing (e.g. split rail), landscaping (e.g. tall fescues, dry creek materials, wildflowers, street 

trees, etc.), public art, on-street bike lanes and/or off-street multi-use pathways, signage (e.g. 

metal roof on sign), etc. – see the Character Framework – Amenities (pg. 3-12) and Streetscape 

(pg. 3-13) in the Plan for more information. A high-quality design is expected in this area.  

At this time, the applicant is requesting annexation into the city and intends to return at a later 

date to amend the development agreement and further subdivide the property. It is important to 

note that utilities are not currently available to serve the proposed development. However, the city 

is in the process of constructing the Can-Ada Lift Station and extending sewer infrastructure 

along McMillan Road, with completion anticipated in late 2026. Because municipal services are 

not yet available, the applicant will be unable to develop the property until such services are in 

place and a preliminary plat and development agreement modification are submitted and 

approved. During that time, the applicant will be required to comply with the Field Sub-Area 

Plan, Comprehensive Plan, and Unified Development Code.  

Comprehensive Plan Policies: 

- Encourage a variety of housing types that meet the needs, preferences, and financial 

capabilities of Meridian's present and future residents. (Goal 2.01.02D) 

The 47.8 acres of land designated as R-8 will include a variety of lot and house sizes that will 

be in close proximity to the future Cole Valley Christian School. This will provide a different 

type of housing than what is already approved in the immediate area. 

- Plan for safe, attractive, and well-maintained neighborhoods that have ample open space, and 

generous amenities that provide varied lifestyle choices. (Goal 2.02.00) 

While the applicant did not depict lot sizes for the residential portion of the development, they 

did depict open space and road layouts. The current layout depicts several different open 

space nodes. However, with the future preliminary plat, the applicant shall provide more 

north/south connections to the future school site.  

- Jointly plan and site schools and subdivisions to ensure mutual benefits, neighborhood 

identity, and community health. (Goal 2.03.01) 

The Cole Valley Christian School has already been approved to the south of the proposed 

project. This along with the approved subdivision directly to the east will provide close 

connectivity to subdivisions and the future school site to provide neighborhood identity.  

- Establish distinct, engaging identities within commercial and mixed use centers through 

design standards. (2.09.03A) 

This project falls within the Fields Subarea Plan and will be required to adhere to the design 

standards listed in the plan. In addition, it will be required to comply with the Architectural 
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Standards Manual. Th intent of these design standards is to give the area a unique modern-

rural theme. 

- Permit new development only where it can be adequately served by critical public facilities 

and urban services at the time of final approval, and in accord with any adopted levels of 

service for public facilities and services. (Goal 3.03.03F) 

The Community Development Director and Public Works Director determined that even 

though this property cannot be served by City sewer, that we can annex it due to it being 

contiguous and the City is currently constructing the sewer trunkline in McMillan Road.  

 

Table 4: Project Overview 

Description Details 

History  N/A 

Phasing Plan To be determined with a future development agreement modification and 

preliminary plat.  

Residential Units To be determined with a future development agreement modification and 

preliminary plat.  

Open Space To be determined with a future development agreement modification and 

preliminary plat.  

Amenities To be determined with a future development agreement modification and 

preliminary plat.  

Physical Features West Tap Lateral 

Acreage 71.445 Acres 

Lots To be determined with a future development agreement modification and 

preliminary plat.  

Density To be determined with a future development agreement modification and 

preliminary plat.  

 

B. Site Development and Use Analysis 

A. Proposed Use Analysis (UDC 11-2): 

The applicant has submitted a conceptual plan proposing single-family detached residences 

on the southern two-thirds of the site and commercial development on the northern one-third. 

At this time, detailed development plans have not been provided, however, the applicant 

provided a road layout and open space layout for the larger development. This provides some 

detail into the integration of the residential and commercial uses. Prior to any development, 

the applicant will be required to further subdivide the property and complete a development 

agreement modification. 

 

In the applicant’s narrative, the proposed R-8 portion of the site is described as single-family 

detached residential. The C-N portion is proposed for commercial uses, and the applicant 

proposed excluded the following uses including fuel sales facilities, convenience stores, 

storage facilities, and vehicle washing facilities. As the Mixed-Use Interchange designation 

is intended for low traffic generating uses, staff recommends further restricting 

permitted uses by prohibiting drive-through establishments, vertically integrated uses, 

and retail sales or stores exceeding 10,000 square feet for a single tenant. The primary 

reason behind this is to not allow big box retailers as they will generate significantly 

more traffic than the Mixed Use Interchange designation is intended for.  

B. Dimensional Standards (UDC 11-2): 

The development shall comply with the dimensional standards for the C-N and R-8 zoning 

districts as listed in UDC Tables 11-2B-3 and 11-2A-6. 
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Direct lot access to the collector roadways are prohibited in the R-8 zone and access point off 

the collector the C-N zoning will be limited as required in UDC 11-3A-3. 

C. Design Standards Analysis 

A. Structure and Site Design Standards (Comp Plan, UDC 11-3A-19): 

For mixed-use developments, at least 40% of the buildable street frontage must be occupied 

by building facades or public space. The building footprints are not shown with this 

application. 

 

In addition, the applicant shall meet the requirement for no more than 50% of the total off 

street parking is located between building facades and abutting streets in the proposed C-N 

portion of the site.  

 

Future development plans shall incorporate the following design elements with the 

future MDA application. 

- Include the following elements: Plazas between commercial and residential include a 

main focal point, active and shared open space within the mixed-use designation and 

neighboring uses, and 8-foot parkways with on-street parking and bulb-outs.  

- In developments where multiple commercial and/or office buildings are proposed, 

the buildings shall be arranged to create some form of common, usable area, such as a 

plaza or green space. 

- The applicant shall provide details to ensure the quality of the design is in accord 

with the Fields Sub-Area Plan. The general character, design, and identity of this area 

shall have a cohesive theme that is “modern rural,” which applies to housing, amenities, 

streetscape/open space, and retail/commercial. Additionally, some of the other thematic 

design elements that contribute to the desired character of the area shall be adhered to 

such as lighting, fencing (e.g. split rail), landscaping (e.g. tall fescues, dry creek 

materials, wildflowers, street trees, etc.), public art, on-street bike lanes and/or off-street 

multi-use pathways, signage (e.g. metal roof on sign), etc. – see the Character 

Framework – Amenities (pg. 3-12) and Streetscape (pg. 3-13) in the Plan for more 

information. A high-quality design is expected in this area. 

- New buildings on pad sites adjacent to single-family neighborhoods shall be limited 

to no more than a 1-story disparity in building height.  

- For mixed-use developments, a minimum of 40% of the buildable street frontage 

must be occupied by building facades or public space. 

- Transitions between different residential product types and dissimilar land uses 

shall include the use of alleys, roadways with landscaped parkways, or highly connected 

open spaces. 

B. Landscaping (UDC 11-3B): 

i. Landscape buffers along streets       

The landscaping will be evaluated with the future development agreement modification 

and preliminary plat. A thirty-five (35) foot landscape buffer will be required along 

Chinden Boulevard which is an entryway corridor. In addition, a twenty (20) foot 

landscape buffer will be required along all future Collector roadways.  

ii. Tree preservation 

Per UDC 11-3B-10, the applicant shall preserve existing trees four-inch caliper or greater 

from destruction during the development.   
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Mitigation shall be required for all existing trees four-inch caliper or greater that are 

removed from the site with equal replacement of the total calipers lost on site up to an 

amount of one hundred (100) percent replacement (Example: Two (2) ten-inch caliper 

trees removed may be mitigated with four 5-inch caliper trees, five (5) four-inch caliper 

trees, or seven (7) three-inch caliper trees). Deciduous specimen trees four-inch caliper or 

greater may count double towards total calipers lost, when planted at entryways, within 

common open space, and when used as focal elements in landscape design.  

A Tree Mitigation Plan should be submitted with the future development agreement 

modification and preliminary plat detailing all existing trees and methods of mitigation 

outlined by the City Arborist before any trees are to be removed as set forth in UDC 11-

3B-10C.5. 

iii. Storm integration 

Storm drainage is required to comply with the standards listed in UDC 11-3A-18. 

iv. Pathway landscaping 

Pathway landscaping is required to comply with UDC 11-3B-12. A minimum of 5 feet of 

landscaping shall be provided on both sides of the proposed pathways. 

C. Parking (UDC 11-3C): 

i. Residential parking analysis 

Future residential will be required to comply with the residential parking standards listed 

in UDC Table 11-3C-6. 

ii. Nonresidential parking analysis 

Non-residential parking will be evaluated with future submittals and shall comply with 

UDC 11-3C-6. 

iii. Bicycle parking analysis 

One bicycle parking space shall be provided for every 25 proposed vehicle parking 

spaces. This will be evaluated with the submittal of certificate of zoning compliance and 

design review applications.  

D. Building Elevations (Comp Plan, Architectural Standards Manual): 

The applicant submitted conceptual building elevations with this application. The submitted 

elevations are for both the commercial and residential that is proposed on the site. At this 

time, the applicant does not show any building footprints, so these elevations are subject to 

change with the future development agreement modification. However, the building 

elevations submitted provide a mix a material including fiber cement, stucco CMU, stone 

veneer, wood composite, board and batten, and lap siding. 

 

The elevations submitted with the future development agreement modification shall comply 

with the Architectural Standards Manual, UDC, Fields Sub-Area Plan, and the 

Comprehensive Plan. 

E. Fencing (UDC 11-3A-6, 11-3A-7): 

All fencing constructed on the site is required to comply with the standards listed in UDC 11-

3A-7. 
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D. Transportation Analysis 

A. Access (Comp Plan, UDC 11-3A-3, UDC 11-3H-4): 

The applicant has depicted the primary access points for the development coming off the 

future extension of N. Owyhee Storm Avenue, a collector roadway. This extension will lead 

to a future signalized intersection with Chinden Boulevard. In addition, the applicant is 

proposing to construct two (2) east/west collectors that would connect N. Ersatz Place with 

N. Owyhee Storm Avenue.  

 

The concept plan depicts one (1) access point off of Collector A to the C-N portion of the 

site. This single access point aligns with the one on the south of Collector A leading in the 

residential subdivision. In addition, a single access point is shown to Collector B, Owyhee 

Storm Avenue, and Ersatz Place which is consistent with UDC 11-3A-3.  

 

The applicant shall provide a cross access agreement from the C-N property to both Parcels to 

the east (Parcel # S0429110001 and Parcel # R5743000010) to provide better future 

connectivity and restrict direct access points on Chinden Boulevard.  

 

Prior to any future final plat or certificate of zoning compliance application being submitted, 

the applicant will be required to construct half plus 12 on all collector roadways on the site.  

B. Pedestrian Connectivity (UDC 11-3A-5, UDC 11-3A-8, UDC 11-3A-17): 

The applicant submitted a proposed pedestrian access plan as part of the concept plan. The 

plan depicts ten (10)-foot multi-use pathways along N. Owyhee Storm Avenue, Future 

Collector A, and Future Collector B, all of which are designated collector roadways. 

However, the plan does not show a multi-use pathway along N. Ersatz Place, a partially 

constructed collector located along the eastern boundary of the site. Prior to submitting future 

applications, the applicant shall coordinate with ACHD to confirm the alignment of Ersatz 

Place, which may require the installation of a twenty (20)-foot landscape buffer containing a 

ten (10) foot multi-use pathway along the west side of Ersatz Place. 

 

In addition, the applicant has proposed an internal pedestrian pathway within the residential 

subdivision that runs north–south through the future development. Additional details 

regarding pedestrian connectivity will be provided with future application submittals. 

C. Subdivision Regulations (UDC 11-6): 

The subdivision details have not been provided with this application. However, the applicant 

will be required to comply with the standards listed in UDC 11-6C-3 with the future 

development agreement modification and preliminary plat.  

E. Services Analysis 

A. Waterways (Comp Plan, UDC 11-3A-6): 

The West Tap Sublateral bisects the property near the middle of the property. This waterway 

shall be piped in accordance with UDC 11-3A-6. 

B. Pressurized Irrigation (UDC 11-3A-15): 

Underground pressurized irrigation water is required to be provided to each lot within the 

subdivision as set forth in UDC 11-3A-15.  

C. Storm Drainage (UDC 11-3A-18): 

An adequate storm drainage system is required in all developments in accord with the City’s 

adopted standards, specifications and ordinances. Design and construction shall follow best 

management practice as adopted by the City as set forth in UDC 11-3A-18. 
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D. Utilities (Comp Plan, UDC 11-3A-21): 

Sewer service is not currently available at the site and will remain unavailable until 

development extends it from Star Road to the subject property. Water service is available at 

the site. The Community Development Director and the Public Works Director determined 

that, because sewer infrastructure is actively being extended along McMillan Road, the 

CanAda lift station is being installed, and the property is contiguous to the city limits, the 

development may be annexed. 

 CITY/AGENCY COMMENTS & CONDITIONS 

A. Meridian Planning Division 

A Development Agreement (DA) is required as a provision of annexation of this property. Prior 

to approval of the annexation ordinance, a DA shall be entered into between the City of Meridian, 

the property owner(s) at the time of annexation ordinance adoption, and the developer. Currently, 

a fee of $611.47 shall be paid by the Applicant to the Planning Division prior to commencement 

of the DA. The DA shall be signed by the property owner and returned to the Planning Division 

within six (6) months of the City Council granting the annexation. The DA shall, at minimum, 

incorporate the following provisions IF City Council determines annexation is in the best interest 

of the City:  

a. Future development of this site shall be generally consistent with the concept plan and 

building elevations included in Section VIII and the provisions contained herein. 

b. Any future development of the site must comply with the City of Meridian ordinances in 

effect at the time of the development. 

c. The following uses shall be prohibited in the C-N zoned portion of the property: Fuels 

Sales Facilities, Storage Facilities, Vehicle Washing Facilities, Vertically Integrated 

Residential Projects, and Drive Through Establishments.  

https://www.sterlingcodifiers.com/codebook/getBookData.php?id=&section_id=1165308#1165308
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d. Future development shall promote no-mow fescues, naturalized plants, dry creek 

materials, split rial fencing, and other rural landscape elements in landscape buffers and 

open space as listed in the Fields Sub-Area Plan.  

e. Retail commercial uses shall be restricted to building sizes of 10,000 square feet or less.  

f. Direct access to Chinden Boulevard is prohibited except at N. Owyhee Storm Avenue.  

g. The applicant shall record a cross access agreement from the C-N property to both 

Parcels to the east (Parcel # S0429110001 and Parcel # R5743000010). 

h. No development shall commence on the property until sewer service is readily available 

at the site and meets one of the following criteria: 

- The connection to this City’s sewer collection system is actively being installed by 

the applicant; or 

- Sewer has already been stubbed to the site 

i. Prior to any future development and once sewer service is readily available at the site, the 

applicant shall submit a development agreement modification, a preliminary plat to 

further subdivide the entire property, and amend the concept plan to be consistent with 

design elements outlined in the Field Sub Area Plan, Comprehensive Plan, and UDC..  

B. Meridian Public Works 
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C. Meridian Park’s Department 
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D. Ada County Highway District (ACHD) 

 

 FINDINGS 

A. Annexation (UDC 11-5B-3E) 

Upon recommendation from the commission, the council shall make a full investigation and shall, 

at the public hearing, review the application. In order to grant an annexation and/or rezone, the 

council shall make the following findings: 

A. The map amendment complies with the applicable provisions of the comprehensive plan; 

The Community Development and Public Works Directors made a determination that since 

the city is installing a sewer trunkline in McMillan Road and this property is contiguous to 

city limits, that we can annex the property. The subject development will not be able to apply 

for further applications or do any development until sewer is available at the site or the 
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applicant is actively extending sewer to the site. As a result, the Director finds the proposed 

map amendment complies with the comprehensive plan designations of Mixed-Use 

Interchange and Medium Density Residential. The applicant will be required to come back at 

a later time with a development agreement modification and preliminary plat to show 

conformance with the comprehensive plan design elements.  

B. The map amendment complies with the regulations outlined for the proposed district, 

specifically the purpose statement; 

Staff finds the proposed map amendment complies with purpose statements for the Mixed-Use 

Interchange and Medium Density Residential designations. The Mixed-Use Interchange 

designation is meant to have low traffic generating uses which is why the C-N zoning with the 

further restriction of uses such as drive throughs, and gas stations is compatible with the 

FLUM designation. In addition, while the applicant has not provided a plat with a density for 

the residential portion of the site, they are requesting the R-8 zoning district which is our 

medium density zoning designation.   

C. The map amendment shall not be materially detrimental to the public health, safety, and 

welfare; 

Staff finds the proposed map amendment should not be detrimental to the public health, safety 

and welfare as the proposed uses will be compatible with the current and future uses in the 

area.  

D. The map amendment shall not result in an adverse impact upon the delivery of services by 

any political subdivision providing public services within the city including, but not limited 

to, school districts; and 

The Community Development Director made a determination to allow for development to be 

annexed when sewer extensions are in progress. As a result, the director finds that the proposed 

zoning amendment will not result in any adverse impact upon the delivery of services by any 

political subdivision providing services to this site.  

E. The annexation (as applicable) is in the best interest of city. 

Staff finds the proposed annexation is in the best interest of the City.  

 

 ACTION 

A. Staff: 

Staff recommends approval of the proposed annexation with the requirement of a Development 

Agreement per the provisions in Section IX in accord with the Findings in Section X. 

B. Commission: 

Pending 

C. City Council: 

Pending  
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 EXHIBITS 

A. Project Area Maps 

(link to Project Overview) 

A. Aerial 

 

B. Zoning Map 
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C. Future Land Use 

 

D. Planned Development Map 
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B. Subject Site Photos 
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C. Service Accessibility Report 
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D. Concept Plan (date: 1/16/2026) 
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E. Building Elevations (date: 1/16/2026) 
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City of Meridian | Department Report 

 

F. Annexation Legal Description & Exhibit Map 
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 ADDITIONAL NOTES & DETAILS FOR STAFF REPORT MAPS, TABLES, AND CHARTS 

(link to Community Metrics) 

A. One-Mile Radius Existing Condition Notes 

This data is automatically derived from enterprise application and GIS databases, and exported 

dynamically. Date retrieved notes generally reflect data acquired or processed within the last 30-

days. Analysis is based on a one-mile radius from the centroid of the identified parcel. Parcel 

based data excludes certain properties and represents land as it exists now. Properties considered 

are only those with a total assessed value greater than 0 (i.e. excludes most HOA area, transitional 

development, government, and quasi government facilities). The following values also constrain 

included property acreage to reduce outliers and non-conforming instances from distorting 

averages: R-2 < 5.0; R-4 < 2.0; R-8 < 1.0; R-15 < 0.5; R-40 < 0.25. 

Conditional Use Permits and Preliminary plat data likely include duplicate project submittals as 

they may be for the same project, approved at different times through multiple application types. 

Consider each independently or review prior application approvals. Some approved entitlements, 

and particularly older ones, may be constructed. 

Decennial population counts and household counts are based on the most recent Decennial 

Census. Current population and current household values are COMPASS estimates, usually for 

the year previous, and are based on traffic analysis zone boundaries (TAZ’s). 

B. Mixed Use Analysis Notes 

This data is derived from enterprise application and GIS databases, and exported dynamically. 

Data considered for analysis are only those areas overlapping the overall Mixed Use boundary 

area. Mixed Use areas across arterial roadways are distinct, separate, and not considered as they 

do not meet the mixed use principles in the Comprehensive Plan (e.g. pedestrian safety, 

transportation efficiency, etc.). Mixed Use parcel areas may be greater or smaller than the future 

land use area designation boundary due parcel size, configuration, right-of-way, and other factors. 

Conditional Use Permits and Preliminary plat data likely include duplicate project submittals as 

they may be for the same project, approved at different times through multiple application types. 

Consider each independently or review prior application approvals. 

C. Service Assessment Notes 

This data represents existing conditions derived from our enterprise application and GIS database, 

exported through dynamic reporting. The system references the most recent available data from 

various sources, including sewer main lines, sewer trunksheds, floodplain, fire service areas and 

response times, police crime reporting, pathway information, existing and planned transit, 

roadway improvements, school and park proximity, and other resources. 

The tool provides context for project review, using multiple indicators consistently. Data from 

similar topics may vary based on different levels of review. 

The overall score is based on weighted criteria (not a ranked order), and the percentile score 

compares the parcel to others in the city (higher is better). This tool was developed as a City 

Council priority and outcome of the 2019 Comprehensive Plan. Scores, whether high or low, are 

just one data point and should not be the sole basis for decisions.  

D. ACHD Roadway Infographic Notes 

The Ada County Highway District utilizes a number of planning and analysis tools to understand 

existing and future roadway conditions. 

• Existing Level of service (LOS). LOS indicator is a common metric to consider a 

driver’s experience with a letter ranking from A to F. Letter A represents free flow 

conditions, and on the other end Level F represents forced flow with stop and go 

conditions. These conditions usually represent peak hour driver experience. ACHD 
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considers Level D, stable flow, to be acceptable. The LOS does not represent conditions 

for bikes or pedestrians, nor indicate whether improvements: are possible; if there are 

acceptable tradeoffs; or if there is a reasonable cost-benefit. 

• Integrated Five Year Work Plan (IFYWP). The IFYWP marker (yes/no) indicates 

whether the specified roadway is listed in the next 5-years. This work may vary, from 

concept design to construction. 

• Capital Improvement Plan (CIP). The CIP marker (yes/no) indicates whether the 

specified roadway is programmed for improvement in the next 20-years. 

 


