PARTILES:

DEVELOPMENT AGREEMENT

1. City of Meridian
2. Gemini LLLP, Owner/Developer

THIS DEVELOPMENT AGREEMENT (this Agreement), is made and entered into this

day of

, 20 , by and between City of Meridian, a municipal

corporation of the State of Idaho, hereafter called CITY, whose address is 33 E. Broadway Avenue,
Meridian, Idaho 83642, and Gemini LLLP, whose address is 1979 N. Locust Grove Road, Meridian,
Idaho, 83646, hereinafter called OWNER/DEVELOPER.

1. RECITALS:

L1

1.2

1.3

1.4

1.5

.6

1.7

WHEREAS, Owner is the sole owner, in law and/or equity, of certain tract of
land in the County of Ada, State of Idaho, described in Exhibit “A,” which is
attached hereto and by this reference incorporated herein as if set forth in full,
herein after referred to as the “Property”; and

WHEREAS, Idaho Code § 67-6511A provides that cities may, by ordinance,
require or permit as a condition of zoning that the Owner and/or Developer
make a written commitment concerning the use or development of the subject
Property; and

WHEREAS, City has exercised its statutory authority by the enactment of
Section 11-5B-3 of the Unified Development Code (“UDC”), which authorizes
development agreements upon the annexation and/or rezoning of land; and

WHEREAS, Owner/Developer have submitted an application for annexation
and zoning of 51.15 acres of land with a request for the R-15 (Medium High-
Density Residential) zoning district on the property as shown in Exhibit “A”
under the Unified Development Code, which generally describes how the
Property will be developed and what improvements will be made; and

WHEREAS, Owner/Developer made representations at the public hearings
before Planning and Zoning Commission and the Meridian City Council as to
how the Property will be developed and what improvements will be made; and

WHEREAS, the record of the proceedings for requested rezoning held before
Planning and Zoning Commission and the City Council includes responses of
government subdivisions providing services within the City of Meridian
planning jurisdiction and includes further testimony and comment; and

WHEREAS, on the 2™ day of September, 2025, the Meridian City Council
approved certain Findings of Fact and Conclusions of Law and Decision and
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1.8

1.9

110

Order (“Findings™), which have been incorporated into this Agreement and
attached as Exhibit “B”; and

WHEREAS, the Findings require the Owner/Developer to enter into a
Development Agreement before the City Council takes final action on final
plat; and

WHEREAS, Owner/Developer deem it to be in its best interest to be able to
enter into this Agreement and acknowledges that this Agreement was entered
into voluntarily and at its urging and request; and

WHEREAS, City requires the Owner/Developer to enter into a development
agreement for the purpose of ensuring the Property is developed and the
subsequent use of the Property is in accordance with the terms and conditions
of this Agreement, herein being established as a result of evidence received by
the City in the proceedings for zoning designation from government
subdivisions providing services within the planning jurisdiction and from
affected property owners and to ensure zoning designation is in accordance
with the amended Comprehensive Plan of the City of Meridian on December
19, 2019, Resolution No. 19-2179, and the UDC, Title 11.

NOW, THEREFORE, in consideration of the covenants and conditions set forth
herein, the parties agree as follows:

2. INCORPORATION OF RECITALS: That the above recitals are contractual and
binding and are incorporated herein as if set forth in full.

3. DEFINITIONS: For all purposes of this Agreement the following words, terms, and
phrases herein contained in this section shall be defined and interpreted as herein provided for, unless
the clear context of the presentation of the same requires otherwise:

3.1

32

33

CITY: means and refers to the City of Meridian, a patty to this Agreement,
which is a municipal corporation and government subdivision of the state of
Idaho, organized and existing by virtue of law of the State of Idaho, whose
address is 33 East Broadway Avenue, Meridian, Idaho 83642.

OWNER/DEVELOPER: means and refers to Gemini LLLP, whose address
is 1979 N. Locust Grove Road, Meridian, Idaho 83646, hereinafter called
OWNER/DEVELOPER, the party that owns and is developing said Property
and shall include any subsequent owner(s)/developer(s) of the Property.

PROPERTY: means and refers to that certain parcel(s) of Property located
in the County of Ada, City of Meridian as in Exhibit “A” describing a parcel
to bound by this Development Agreement and attached hereto and by this
reference incorporated herein as if set forth at length.

4. USES PERMITTED BY THIS AGREEMENT: This Agreement shall vest the right
to develop the Property in accordance with the terms and conditions of this Agreement.
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4.1 The uses allowed pursuant to this Agreement are only those uses allowed under
the UDC.,

42  No change in the uses specified in this Agreement shall be allowed without
modification of this Agreement.

5. CONDITIONS GOVERNING DEVELOPMENT OF SUBJECT PROPERTY:

5.1.  Owner/Developer shall develop the Property in accordance with the following
special conditions:

a. Future development of this site shall be generally consistent with the preliminary
plat, landscape plan, common open space/site amenity exhibit, and conceptual
building elevations included in Section VIII of the Staff Report attached to the
Findings of Fact and Conclusions of Law attached hereto as Exhibit “B” 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. Homes on lots that abut W. McMillan Road, an arterial street, N. Ersatz Place, a
collector street, and SH-16, a state highway, will be highly visible; therefore, the
rear and/or side of structures on these lots (i.e., Lot 1, Block 1; Lots 1-10, Block
2: Lots 1-14 and 44-54, Block 8; Lots 98-124, Block 4; Lots 30-97, Block 4) shall
incorporate articulation through changes in two or more of the following:
modulation (e.g., projections, recesses, step-backs, pop-outs), bays, banding,
porches, balconies, material types, or other integrated architectural elements to
break up monotonous wall planes and roof lines that are visible from the subject
public street. Single-story structures are exempt from this requirement.

d. Provide a revised phasing plan that is approved by Meridian Fire Department
(MFD), indicating how secondary access for emergency services will be provided
prior to submission of the first final plat.

e. A dust mitigation plan shall be provided with the submittal of the final plat for
cach phase and shall be reviewed and approved by the Public Works Department;
if a Stormwater Pollution Prevention Plan (SWPPP) is required for the
development, it may be submitted in licu of a separate dust mitigation plan and
will be accepted by the City as the approved dust mitigation plan.

f. The Owner/Developer shall obtain approval from Idaho Transportation
Department (ITD) or Ada County Highway District (ACHD) (as applicable) for
the frontage improvements along N. Ersatz Place and submit an approval letter
from such agency with the first final plat application.
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g. Future development shall promote no-mow fescues, naturalized plants, dry creek
materials, split rail fencing, and other rural landscape elements in fandscape
buffers and open space as listed in the Fields Sub-Area Plan.

h. With each final plat application, the Owner/Developer 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 multiuse 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.

6. APPROVAL PERIOD: If this Agreement has not been fully executed within six (6)
months after the date of the Findings, the City may, at its sole discretion, declare the Agreement null
and void.

7. DEFAULT/CONSENT TO DE-ANNEXATION AND REVERSAL OF
ZONING DESIGNATION:

7.1  Acts of Default. In the event Owner/Developer, or Owner/Developer’s heirs, successors,
assigns, or subsequent owners of the Property or any other person acquiring an
interest in the Property, fail to faithfully comply with all of the terms and conditions
included in this Agreement in connectien with the Property, this Agreement may be
terminated by the City upon compliance with the requirements of the Zoning
Ordinance.

7.2 WNotice and Cure Period. In the event of Owner/Developer’s default of this
agreement, Owner/Developer shall have thirty (30) days from receipt of written
notice from City to initiate commencement of action to correct the breach and cure
the default, which action must be prosecuted with diligence and completed within one
hundred eighty (180) days; provided, however, that in the case of any such default
that cannot with difigence be cured within such one hundred eighty (180) day period,
then the time allowed to cure such failure may be extended for such period as may be
necessary to complete the curing of the same with diligence and continuity.

7.3 Remedies. In the event of default by Owner/Developer that is not cured after notice
from City as described in Section 7.2, City shall, upon satisfaction of the notice and
hearing procedures set forth in Idaho Code section 67-6511A, have the right, but not
a duty, to de-annex all or a portion of the Property, reverse the zoning designations
described herein, and terminate City services to the de-annexed Property, including
water service and/or sewer service. Further, City shall have the right to file an action
at law or in equity to enforce the provisions of this Agreement. Because the covenants,
agreements, conditions, and obligations contained herein are unique to the Property
and integral to City’s decision to annex and/or re-zone the Property, City and
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Owner/Developer stipulate that specific performance is an appropriate, but not
exclusive, remedy in the event of default. Owner/Developer reserves all rights to
contest whether a default has occurred.

7.4 Choice of Law and Venue. This Agreement and the rights of the parties hereto shall
be governed by and construed in accordance with the laws of the State of Idaho,
including all matters of construction, validity, performance, and enforcement. Any
action brought by any party hereto shall be brought within Ada County, Idaho.

7.5 Delay. In the event the performance of any covenant to be performed hereunder by
either Owner/Developer or City is delayed for causes that are beyond the reasonable
control of the party responsible for such performance, which shall include, without
limitation, acts of civil disobedience, strikes or similar causes, the time for such
performance shall be extended by the amount of time of such delay.

7.6 Waiver. A waiver by City of any default by Owner/Developer of any one or more of
the covenants or conditions hereof shall apply solely to the default and defaults
waived and shall neither bar any other rights or remedies of City nor apply to any
subsequent default of any such or other covenants and conditions.

8. INSPECTION: Owner/Developer shall, immediately upon completion of any portion
or the entirety of said development of the Property as required by this Agreement or by City ordinance
or policy, notify the City Engineer and request the City Engineer’s inspections and written approval
of such completed improvements or portion thereof in accordance with the terms and conditions of
this Agreement and all other ordinances of the City that apply to said Property.

9. REQUIREMENT FOR RECORDATION: City shall record this Agreement,
including all of the Exhibits, and submit proof of such recording to Owner/Developer, prior to the
third reading of the Meridian Zoning Ordinance in connection with the rezoning of the Property by
the City Council. If for any reason after such recordation, the City Council fails to adopt the ordinance
in connection with the annexation and zoning of the Property contemplated hereby, the City shall
execute and record an appropriate instrument of release of this Agreement.

10. ZONING: City shall, following recordation of the duly approved Agreement, enact
a valid and binding ordinance zoning the Property as specified herein.

1. SURETY OF PERFORMANCE: The City may also require surety bonds,
irrevocable letters of credit, cash deposits, certified check or negotiable bonds, as allowed under the
UDC, to insure the installation of required improvements, which the Owner/Developer agree to
provide, if required by the City.

12. CERTIFICATE OF OCCUPANCY: No Certificates of Occupancy shall be issued
in any phase in which the improvements have not been installed, completed, and accepted by the City,
or sufficient surety of performance is provided by Owner/Developer to the City in accordance with
Paragraph 11 above.

13. ABIDE BY ALL CITY ORDINANCES: That Owner/Developer agree to abide by
all ordinances of the City of Meridian unless otherwise provided by this Agreement,
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14. NOTICES: Any notice desired by the parties and/or required by this Agreement shall
be deemed delivered if and when personally delivered or three (3) days after deposit in the United
States Mail, registered or certified mail, postage prepaid, return receipt requested, addressed as
follows:

CITY: with copy to:

City Clerk City Attorney

City of Meridian City of Meridian

33 E. Broadway Ave. 33 E. Broadway Avenue
Meridian, Idaho 83642 Meridian, Idazho 83642
OWNER/DEVELOPER:

Gemini LLLP
1979 N. Locust Grove Road
Meridian, Idaho 83646

14.1 A party shall have the right to change its address by delivering to the other
party a written notification thereof in accordance with the requirements of this section.

15. ATTORNEY FEES: Should any litigation be commenced between the parties hereto
concerning this Agreement, the prevailing party shall be entitled, in addition to any other relief as
may be granted, to court costs and reasonable attorney’s fees as determined by a Court of competent
jurisdiction. This provision shall be deemed to be a separate contract between the parties and shall
survive any default, termination or forfeiture of this Agreement.

16. TIME IS OF THE ESSENCE: The parties hereto acknowledge and agree that time
is strictly of the essence with respect to each and every term, condition and provision hereof, and that
the failure to timely perform any of the obligations hercunder shall constitute a breach of and a default
under this Agreement by the other party so failing to perform.

17. BINDING UPON SUCCESSORS: This Agreement shall be binding upon and inure
to the benefit of the parties’ respective heirs, successors, assigns and personal representatives,
including City’s corporate authorities and their successors in office. This Agreement shall be binding
on the Owner/Developer, each subsequent owner and any other person acquiring an interest in the
Property. Nothing herein shall in any way prevent sale or alienation of the Property, or portions
thereof, except that any sale or alienation shall be subject to the provisions hereof and any successor
owner or owners shall be both benefited and bound by the conditions and restrictions herein
expressed. City agrees, upon written request of Owner and/or Developer, to execute appropriate and
recordable evidence of termination of this Agreement if City, in its sole and reasonable discretion,
had determined that Owner and/or Developer have fully performed their obligations under this
Agreement.

18. INVALID PROVISION: If any provision of this Agreement is held not valid by a
court of competent jurisdiction, such provision shall be deemed to be excised from this Agreement
and the invalidity thereof shall not affect any of the other provisions contained herein.
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19. DUTY TO ACT REASONABLY: Unless otherwise expressly provided, each party
shall act reasonably in giving any consent, approval, or taking any other action under this Agreement.

20. REMOVED PROPERTY: The City is hereby authorized, in its sole discretion, to
remove a portion of the Property (“Removed Property”) from this Agreement at any time, provided
that the City and the owner of the Removed Property concurrently enter into a modified development
agreement governing the development and use of the Removed Property. The remaining portion of
the Property, which has not been removed from this Agreement as described above, shall continue to
be bound by the terms of this Agreement.

21. COOPERATION OF THE PARTIES: In the event of any legal or equitable action
or other proceeding instituted by any third party (including a governmental entity or official)
challenging the validity of any provision in this Agreement, the parties agree to cooperate in
defending such action or proceeding.

22. FINAL AGREEMENT: This Agreement sets forth all promises, inducements,
agreements, condition and understandings between Owner/Developer and City relative to the subject
matter hereof, and there are no promises, agreements, conditions or understanding, either oral or
written, express or implied, between Owner/Developer and City, other than as are stated herein.
Except as herein otherwise provided, no subsequent alteration, amendment, change or addition to this
Agreement shall be binding upon the parties hereto unless reduced to writing and signed by them or
their successors in interest or their assigns, and pursuant, with respect to City, to a duly adopted
ordinance or resolution of City.

22.1  No condition governing the uses and/or conditions governing rezoning of the subject
Property herein provided for can be modified or amended without the approval of the
City Council after the City has conducted public hearing(s) in accordance with the
notice provisions provided for a zoning designation and/or amendment in force at the
time of the proposed amendment.

23. EFFECTIVE DATE OF AGREEMENT: This Agreement shall be effective upon
execution of the Mayor and City Clerk.

[end of text; acknowledgements, signatures and Exhibits A and B follow]
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ACKNOWLEDGMENTS

IN WITNESS WHEREOF, the parties have herein executed this agreement and made
it effective as hereinabove provided.

OWNER/DEVELOPER:

/%rint name): jake Co~feor
y Its (title): oy L{ —

State of Idaho )
: ss:
County of Ada )

On this me of , 2022 (o before me, the undersigned, a Notary Public in and for said

State, personally appeared - , known or identified to me to be the (Moo i€ A
of Gemini LLLP and the p€rson who signed above and acknowledged to me that they executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand apd affixed my official seal the day and year in this

certificate first above written. o (ea0008000e0g,, ” - (/
o e,
StV 0 S -
s c}.‘}\ofmgy % Notary Public ~
£ § o= 2 My Commission Expires: & -2 - AP
g 3 H
3 'OPUBL\C §
EXTN . v, 20'”.-‘ Qj’
®, %0000000°
CITY OF MERIDIAN 47‘ E OF V 0 + ATTEST:
"'uuul"“
By:
Mayor Robert E. Simison Chris Johnson, City Clerk
State of Idaho )
188
County of Ada )
On this day of , 20, before me, a Notary Public, personally appeared Robert E.

Simison and Chris Johnson, known or identified to me to be the Mayor and Clerk, respectively, of the City of Meridian,
who executed the instrument or the person that executed the instrument of behalf of said City, and acknowledged to me
that such City executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the day and year in this
certificate first above written.

Notary Public for Idaho
My Commission Expires:
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EXHIBIT A

% Sawtooth Land Surveying, LLC

'
%ﬁ P: (208) 398-8 104 F: (208) 398-8105
T Y. 2030 5. Washington Ave., Emmett, (D 83617

Rockwell Annexation

BASIS OF BEARINGS is S. 01°0047" W. between a found aluminum cap marking the 1/4 corner common to
Sections 28 and 29 and a found brass cap marking the southeast corner of Section 29, T. 4N, R 1W,BM,

Ada County, Idaho.

A parcel of land located in the E1/2 of the SE1/4 of Section 29, T. 4 N., R. 1 W., Boise Meridian, Ada County,
Idaho, more particularly described as follows:

COMMENCING at an aluminum cap, PLS 3627 marking the 1/4 corner commeon to Sections 28 and 29;

Thence N. 8902235" W., coincident with the north line of said NE1/4 of the SE1/4, a distance of 787.02 feet to a
5/8” rebar with cap PLS 11574, and the POINT OF BEGINNING;

Thence S. 00°55'59” W., 517.60 feet to a 5/8” rebar with cap PLS 11574;
Thence S. 89°22'11" E., 786.30 feet to the east line of said SE1/4 and the centerline of McDermott Road;

Thence S. 01°00'47” W., coincident with said centerline and said east line, 797.66 feet to a 5/8" rebar with cap
PLS 11574 marking the 51/16 corner common to Sections 29 and 28;

Thence continuing, S. 01°0047" W., coincident with said centerline and said east line, 1315.36 feet to a brass
cap PLS 8575 marking the southeast corner of said Section 29;

Thence N. 89°21'55” W., coincident with the south line of said SE1/4, a distance of 1321.36 feet to an aluminum
cap PLS 7880 marking the E1/16 corner common to said Sections 28 and 29;

Thence N. 00°5559" E., coincident with the west line of said SE1/4, a distance of 1315.24 feet to an aluminum
cap marking the SE1/16 corner;

Thence continuing, N. 00°55'59” E., coincident with said west line, 1315.19 feet to an aluminum cap PLS 7880
marking the CE1/16 corner;

Thence S, 89922’35” E., coincident with said north line 538.01 feet to the POINT OF BEGINNING.

Said parcel contains 70.558 acres more or less.

PA2022\1 EMT\122099-ANVIL PARCELS SURVEY\Survey\Drawings\Descriptions\ 122099 Rockwell Overalt

Annexation.docx
Page [1
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FINDINGS OF FACT, CONCLUSIONS OF LAW

EXHIBIT B

CITY OF MERIDIAN

AND DECISION & ORDER

In the Matter of the Request for Annexation of 51.15 acres of land with the R-15 zoning district; a
prefiminary plat consisting of 412 building lots, 26 commons lots; and alternative compliance to the
city’s standards for developments abutting a state highway, by Laren Bailey (Conger Group).

Case No(s). H-2025-0062

For the City Council Hearing Date of: August 19", 2625 (Findings on September 2" 2025)

A. Findings of Fact

1.

Hearing Facts (see attached Staff Report for the hearing date of August 19%, 2025, incorporated
by reference)

Process Facts (see attached Staff Report for the hearing date of August 19™ 2025, incorporated by
reference)

Application and Property Facts (see attached Staff Report for the hearing date of August 19",
2025, incorporated by reference)

Required Findings per the Unified Development Code (see attached Staff Report for the hearing
date of September 2%, 2025, incorporated by reference)

B. Conclusions of Law

I.

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

The Meridian City Council takes judicial notice of its Unified Development Code codified as
Title 11 Meridian City Code, and all current zoning maps thereof. The City of Meridian has, by
ordinance, established the Impact Area and the Comprehensive Plan of the City of Meridian,
which was adopted December 17, 2019, Resolution No. 19-2179 and Maps.

The conditions shall be reviewable by the City Council pursuant to Meridian City Code § 11-5A.

Due consideration has been given to the comment(s) received from the governmental
subdivisions providing services in the City of Meridian planning jurisdiction.

It is found public facilities and services required by the proposed development will not impose
expense upon the public if the attached conditions of approval are imposed.

That the City has granted an order of approval in accordance with this Decision, which shall be
signed by the Mayor and City Clerk and then a copy served by the Clerk upon the applicant, the
Community Development Department, the Public Works Department and any affected party
requesting notice.

FINDINGS OF FACT, CONCILUSIONS OF LAW AND DECISION & ORDER
FOR (ROCKWELL GREENS SUBIDVISION — H-2025-0002)
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7. That this approval is subject to the Conditions of Approval all in the attached Staff Report for the
hearing date of August 19", 2025, incorporated by reference. The conditions are concluded to be
reasonable and the applicant shall meet such requirements as a condition of approval of the
application.

C. Decision and Order

Pursuant to the City Council’s authority as provided in Meridian City Code § 11-5A and based upon
the above and foregoing Findings of Fact which are herein adopted, it is hereby ordered that:

1. The applicant’s request for annexation, preliminary plat, and alternative compliance is hereby
approved per the conditions of approval in the Staff Report for the hearing date of August 19t
2025, attached as Exhibit A.

D. Notice of Applicable Time Limits
Notice of Preliminary Plat Duration

Please take notice that approval of a preliminary plat, combined preliminary and final plat, or
short plat shall become null and void if the applicant fails to obtain the city engineer’s signature
on the final plat within two (2) years of the approval of the preliminary plat or the combined
preliminary and final plat or short plat (UDC 11-6B-7A).

In the event that the development of the preliminary plat is made in successive phases in an
orderly and reasonable manner, and conforms substantially to the approved preliminary plat,
such segments, if submitted within successive intervals of two (2) years, may be considered for
final approval without resubmission for preliminary plat approval (UDC 11-6B-7B).

Upon written request and filed by the applicant prior to the termination of the period in accord
with 11-6B-7.A, the Director may authorize a single extension of time to obtain the City
Enginecr’s signature on the final plat not to exceed two (2) years. Additional time extensions up
to two (2) years as determined and approved by the City Council may be granted. With all
extensions, the Director or City Council may require the preliminary plat, combined :
preliminary and final plat or short plat to comply with the current provisions of Meridian City
Code Title 11. If the above timetable is not met and the applicant does not receive a time
extension, the property shall be required to go through the platting procedure again (UDC 11-
6B-1C).

Notice of Development Agreement Duration

The city and/or an applicant may request a development agreement or a modification to a
development agreement consistent with Idaho Code section 67-6511A. The development
agreement may be initiated by the city or applicant as part of a request for annexation and/or
rezone at any tlime prior to the adoption of findings for such request.

A development agreement may be modified by the city or an affected party of the development
agreement. Decision on the development agreement modification is made by the city council in
accord with this chapter. When approved, said development agreement shall be signed by the
property owner(s) and returned to the city within six (6) months of the city council granting the
maodification.

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
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A modification to the development agreement may be initiated prior to signature of the
agreement by all parties and/or may be requested to extend the time allowed for the agreement
to be signed and returned to the city if filed prior to the end of the six (6) month approval
period.

E. Judicial Review

Pursuant to Idaho Code § 67-6521(1)(d), if this final decision concerns a matter enumerated in Idaho
Code § 67-6521(1)(a), an affected person aggrieved by this final decision may, within twenty-cight
(28) days after all remedies have been exhausted, including requesting reconsideration of this final
decision as provided by Meridian City Code § 1-7-10, seek judicial review of this final decision as
provided by chapter 52, title 67, Idaho Code. This notice is provided as a courtesy; the City of
Meridian does not admit by this notice that this decision is subject to judicial review under LLUPA.

F. Notice of Right to Regulatory Takings Analysis

Pursuant to Idaho Code §§ 67-6521(1)(d) and 67-8003, an owner of private property that is the
subject of a final decision may submit a written request with the Meridian City Clerk for a regulatory
takings analysis.

G. Attached: Staff Report for the hearing date of August 19", 2025.

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
FOR (ROCKWELL GREENS SUBIDVISION — H-2025-0002)
-3



By action of the City Council at its regular meeting held on the _ 2nd day of _September ,
2025.

COUNCIL PRESIDENT LUKE CAVENER votep AYE
COUNCIL VICE PRESIDENT LiZ STRADER votep AYE
COUNCIL MEMBER DOUG TAYLOR votep AYE
COUNCIL MEMBER JOHN OVERTON votep AYE
COUNCIL MEMBER ANNE LITTLE ROBERTS vorep AYE
COUNCIL MEMBER BRIAN WHITLOCK voten AYE
MAYOR ROBERT SIMISON VOTED
(TIE BREAKER)

Mayor Robert E. Wn 9-2-2025

Aftest:

(A

Chris Johngon <5 o025
City Clerk

Copy served upon Applicant, Community Development Department, Public Works Department and City
Attorney.

By: (‘)nO\R WU “U BM Dated: 9-2-2025

City Clerk’s Office
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COMMUNITY DEVELOPMENT

DEPARTMENT REPORT
HEARING  8/19/2025 legend 1] 0
DATE: -} Project Location .
TO: Mayor & City Council ¢.1 Area of Impact . gryg oAl
iz City Limits iy ‘
FROM: Nick Napoh, Associate Planner @ Analysis
208-884-5533

nnapoli @meridiancity.org
APPLICANT: Laren Bailey %

SUBJECT:  H-2025-0002
Rockwell Neighborhood g

LOCATION: Generally located at the NW corner of 1oL ] Tﬁ%’ﬂ gy Qg
State Highway 16 and McMillan Road 7| =i ﬁ%}%{ﬁ%\iﬁ{
(Parcels: $0429417375 and . e
50429449000) in Section 29, T.4N., 1
R.IW.

1. PROJECT OVERVIEW

A, Summary

Annexation of 51.15 acres of land with the R-15 zoning district; a preliminary plat consisting of
412 building lots, 26 commons lots; and alternative compliance to the city’s standards for
developments abutting a state highway.

B. Issues/Waivers

- The proposed subdivision borders the future State nghway 16, slated for completlon in
late 2026/ear ly 2027. State hlghways are identified as hazardous in the Comprehensive
Plan Exrstmg Cond:tions Report (Pages 5-10 and 5- 11) due to factors such as speed,
accldents, and air quality. ‘Higher-density development next to such hazards increases
potential | health and safety 1mpacts for future residents. "The. apphcant seeks alternatlve
compliance to UDC 11- 3H-4 by pr ‘oposing additional amenities and open space, a 6-foot
walil atop a 6-foot berm, and enhanced soundproofing,. Please see section I1L.D2 for

analysis.

- The sub;eet development will be served. by Pleasant View Elementary School, Star
Middle School, and Owyhee High School,'All three schools are. currently over the
capaeaties 1nd1cated by West Ada School Dlstrlct Howevel, WASD has indicated that
the proposed ' '_b_dlwswn will be servlced by Hunter Elementary ‘School startmg in
2026-2027 w1th'an enrollment cap in 2025-2026. Wlth the addition of 412 smgle-fam;ly
homes, it is estm]ated that 202 school- aged children ‘will be introduced 1nto the area
once the development is fully built out, The applrcant has 1nd1cated that an addltlonal
elementary school is currently being built in Star and' that the school boundary lines
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(see WASD. comments above) will be adjusted, which is ant1c1pated to open more room
in the schools. Staff have concerns that, with capacities already over the architectural
capacity. of the schools, further development could lead to additional overcrowdlng The
Planmng and Zoning Commlsswn and Clty Council should carefully evaluate whether
the proposed timing of the subdivision is appropriate, consxdermg the school capacities.

- ACHD has not accepted the constructwn of N. Ersatz Place fr om ITD, and in
discussions with ACHD, this can take several years dependmg on whether the
construction meets ACHD’s standards. This will require the applicant to work with ITD
on the frontage improvements.

- Secondary Access currently does not meet MFD standards. The applicant has been in
discussion wnth MEFED on a solution. Untll a solutlon is found, the applicant will be
limited to 30 homes with a single access in accord with IFC D167

C. Recommendation

Staff® Approval with a development agreement.

Commission: Approval with the changes mentioned in section 1V
D. Decision

Council: Approval

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
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I, COMMUNITY METRICS

Description

Table 1: Land Use
Details

‘Bxisting Land Use(s) 7
Proposed Land Use(s)
‘Existing Zoning -
Proposed Zoning

Adopted FLUM Designation -]

Proposed FLUM Designation

Description

| Residential/Agriculture o DT

Residential

| RUTn Ada County T

R-15 o

Medium Density Residential -

Medium Density Residential
Table 2: Process Facts

Details

Map Ref.

SVILA2 Y

Sl VILAS

“Preapplication Meeting date = -

Neighbothood Meeting

‘Site posting date

_Agency / Element

1/21/2025
1,714/2_0_25. -
5/23/2025 1

Table 3: Community Metrics

Desc: 1ptmn / Issue

Reference

‘Ada:County Highway District . |

» Comments Received

: ‘e Commlssmn Action

" Required -
. Access

'_ . Tlafﬁc Level of Se1v1ce o McMillan: Better than “B”.

_ Yes Rev:smns are Requ;red to Meet DlStI‘lCt Pohcles _

Ar tel.ial MéMiiian Road

Future Collector: Ersatz Place

e McDermott: Better than- “D”

ITD Comments Recelved
'.Mendldn F1re :':::

. Dlstance to St_a_tlon S
‘Meridian Police o i

¢ Distance to Station

: Menchan Pubhc Works

Wastewater -
. D1stance o Mamhne
“» Impacts or Concerns .

Mendian Public Works Watel _ ”
2] Water available at the site

. Distance to Mainline -
¢ Impacts or Concems
“School District(s) =
¢ Capacity of Schools

e Numbér of Students”

| Pleasant View. Elementary: 783 btudents
| Star Middle: 1046 students.

| ._ Yes — 10 mltlgatmn 1s requued by ITD

0.9 Miles from North Station

Sewer available at the site

Q..9 M_ﬂeé frpln N.o_lﬂ_l_S_tat._i_on _ o | _ _.

V.
1 Errort.
| Reference
| source not
“found.

| See Public Works Site Specific Conditions " 0 |
IV.B

See Public Works Site Spemﬁc Cond:tions ) | _ -

| ‘West Ada School District

Pleasant View Elementary: Alchltectuial 650
students, Program: 625 students

Star Middle: 1000 students

Owyhee High: 1800 students

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
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Note: See section IV. City/Agency Comments & Conditions for comments received or see the
public record.
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Figure 1: One-Mile Radius Existing Condition Metrics

Reference Parcel; 0429449000
Parcel Count

1,503,

1,267

Househaolds

Population Change: 126.3%

Population

(Household and Population Change
since 2010 Decennial)

Use Types

B single-family
Multi-family

Commercial

Preliminary Plats {last 5-years)

Proposed
Pending

Approved

0 500 1000 1560 2000
B single-family

Parcel Acreage

Residential Addresses

s __:;:_J'_-._'.P'a_'_tjé;ge_{rié'\:,éd;;_qz_’;, [2/4°

Infifl Indicator:

1,312 Surrounding Area

61% ot cizy

City Limits

851.8 Not City

Househoid & Population Growth

2020

B Growth

. 2,000 4,000 6,000

All Addresses

Proposed

Pending

Approved

¢} 100 200 300
Multi-family
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Single-family
Residential
Parcel Diversity

£ Parcel Count

@ Average Acres

DU/ Acre

Notes

0.00

1ot Sizes {Acres)

2.00
1.50
1.00
0.50

®
0.00 ———()-0:00

R-2

0,15 [ @) 0.08.

Average Single-family Density by Zoning

1%.00

10.60

5.00

3.95

6.72

R-8

13.28

R-4

R-3 R-15

Figure 2: ACHD Summary Metrics

Leve! of Service Planning Thresholds

1.

Condition of Area Roadways

Traffic Count is based on Vehicles per hour (VPH])

R-15

1,500

1,000

500

0

Parcel Counts

Dwelling Units / Acre

s See Frrer! Reference source not found.. Error! Reference source nof found.,

Road Front Functional |PM Peak Hour| PM Paak Hour
oadway 88¢ | oiassification | Traffic Count |Level of Service
Wk 3
s‘a‘eg'ghway 2,088-feet | Expressway N/A NIA
McMillan Road 9 feet Minor Arterial 386 Better than “E”
MoDermott Road {-fept Collector 100 Better than "D”
“Ersatz Place 2 621-feet | 1O Local N/A N/A
Access Road

* Acceptable level of service for a two-lane minor arterial is “E” (575 VPH).

* Acceptable level of service for a three-lane minor arterial is "E" (720 VPH).
* Acceptable level of service for a two-lane collector is “D" (425 VPH).

“* AGHD does not set level of service thrasholds for ITD roadways.

Notes: See Error! Reference source not fonnd.. Error! Refevence source not found..
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Figure 3: Service Impact Summary

s ey w7 o

Ready
Miarginal

Caution

Notes: Sec Error! Reflepence souree nof found.. Error! Reference souree nof found..
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STAFF ANALYSIS
Comprehensive Plan and Unified Development Code (UDC)

A. General Overview

The Future Land Use Map (FLUM) designates the area proposed to be annexed as “Medium
Density Residential,” which is intended for dwellings at a density of three (3) to eight (8) units
per acre. Additionally, this property is located within a four-square-mile area governed by 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 Strectscape
(pg. 3-13) in the Plan for more information. A high-quality design is expected in this area. To
ensure consistency with the Plan, staff recommends that with each final plat, the applicant
provide these details to ensure the quality of design for this development.

The proposed density for the 51.15 acres of land with the R-15 zoning district equates to 8.05
units per acre, This is on the high end of the medium-density residential designation, which staff
has concerns with, as there is currently a lack of connectivity to commercial and neighborhood-
serving uses, no regional park, and the nearby public schools are over capacity.

However, the applicant has exceeded the minimum requirements for open space and amenities as
outlined in the UDC. They have also noted that a new elementary school is currently under
construction in Star, and the boundary lines will be adjusted in the 2026-2027 school year, which
is anticipated to relieve some of the existing capacity issues.

In evaluating comparable developments west of SH-16, the Gander Creek Subdivision (approved
in 2019) and Chukar Ridge Subdivision (approved in 2020) had gross densities of 3.42 and 4.0
units per acre, respectively. Additionally, the average density within a one-mile radius of the
proposed site is approximately 5.83 units per acre.

White the MDR Future Land Use Map (FLUM) supports densities between three (3) and eight (8)
units per acre, the proposed density is on the high end of this range and highlights concerns
previously outlined. Staff has communicated these concerns to the applicant, and recornmends
that the Planning and Zoning Commission and City Council carefully evaluate whether this level
of density is appropriate given the current context-specifically, whether it is in the city’s best
interest to annex and develop this site in advance of supporting regional infrastructure such as
parks and commercial/neighborhood services.

Additionally, the proposed subdivision borders the future alignment of State Highway 16, which
is considered a hazard in the Comprehensive Plan’s Existing Conditions document (Pages 5-10
and 5-11) due to factors such as high vehicle speeds, accident frequency, and impacts on air
quality. The applicant has applied for alternative compliance to the city’s standards for
development abutting state highways. Please see section 11 .2 for analysis on the alternative
compliance request, sound attenuation, air quality, and the sound engineer's report regarding
sound attenuation.
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The applicant has indicated that the first homeowner occupancy is anticipated in 2027, with the
goal for 50 to 60 homes built per year. This would extend the complete build-out timeline to
2035/2037.

Overall, staff finds the proposed preliminary plat and proposed R-15 zoning districts to be
generally consistent with the Future Land Use Map.

Comprehensive Plan Policies:

Comprehensive Plan Policy 2.01.01 encourages diverse housing options suitable for various
income levels, household sizes and lifestyle preferences.

Comprehensive Plan policy 2.01.01G states development should avoid the concentration of any
one housing type or lot size in any geographical area; provide for diverse housing types
throughout the City.

The applicant has provided a mix of dwelling units that will appeal to different preferences. It is
important to note that the majority of the development is single-family detached units on lot sizes
ranging from 2,500 to 4,800 square feet. This development is one of the first in the Fields Sub
Area Plan, so while a lack of housing diversity is currently present, following the plan will
provide more diversity in the future.

Comprehensive Plan policy 5.01.01 encourages the safety, health, and well-being of the
COMIMLNIty.

Staff have concerns with the known hazard of SH-16 and how air quality and sound will impact a
subdivision with a density on the high end of the MDR FLUM designation. Staff is
recommending enhanced landscaping along SH-16, specifically increasing the tree planting
frequency from one (1) tree every thirty-five (35) feet to one (1) every twenty (20) feet and
increasing vegetation coverage from 70% to 80%. This is intended to help mitigate air quality
impacts and provide additional sound attenuation.

Comprehensive Plan policy 3.01.014 promotes evaluating the impacts of growth and consider
City Master Plans and Strategic Plans in all land use decisions (traffic, school enrollment, parks,
etc.).

With the planned build-out timeframe of 50-60 homes per year, the applicant believes the impacts
on schools and roadways will be phased as improvements are made in Meridian. Staff
acknowledges that the proposed eight (8) phases of the subdivision will push completion out to
2035/2037, which will allow for improvements to be completed before the full impact of the
development is realized. However, staff have concerns that the school capacity issucs may not be
mitigated prior to this timeframe.

Comprehensive Plan Policy 4.10.00 promotes the protection of public health and safety by
guiding growth and development away from hazardous areas that pose a threat to people and
properiy.

The subject properties are designated as Medium Density Residential on the FLUM. The area was
envisioned to incorporate different types of residential housing for city residents. However, staff
have concerns about the density that is being proposed next to a known hazard in SH-16. The
applicant has attempted to mitigate the known hazard, but it is important for our Planning and
Zoning Commission and City Council to evaluate the timing, mitigation efforts, and density of
the subdivision.

Comprehensive Plan Policy 4.10.01C promotes the collaboration between ITD, ACHD, the City
of Meridian, and Developers to ensure highways and roadways are designed to mitigate natural
hazards and are as safe as possible.

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
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City staff have been in discussions with ITD, ACHD, and the developer on the roadway network
and mitigation efforts for homes abutting SH-16.

Table 4: Project Overview

Descrip tlon Details

_'H1st01y Colern e The applicant previously applied. for an application on the propelty
i 1 but withdrew their application to obtain additional land. -

.| The applicant also completed a ‘property boundary. adjustment in ;
| Ada County 10. create a ﬁve—a(:le (5) Counly enclave in the NEC of g
ooy the development. TR g S
Phasing Plan _ 8 Phases _
31Resldent1al Umts 3,00 412 Residential Umts 68 Attached and 344 Detached S]ngle—-
: Sl | Family Homes : ST
Open Space o o 8.78 Acres or 17 1%

jAmemtles S Sw;mmmg pool swnnmmg pool changmg facilities and Testrooms,

' S playglound ‘three. paved spoits courts, 1500 lmeal feet of 10’ w1de
S SR 'multi-use pathways, and a pet waste station. S
Physmal Featules_ _ State H1ghway ]6

Acreage oo o 51015 Acres ' St
Lots ]| 412 Buildable Lots and 26 common Lots .
‘Density - ] '8.05 Gross Density and 13.08 Net Density

B. History

The properties reside within Ada County and ate zoned RUT. The applicant had a previous
application that was submitted in 2024, but withdrew it to obtain additional tand to incorporate
within the subdivision.

C. Site Development and Use Analysis

1. Existing Structures/Site Improvements (UDC 11-1):
The current use of the property is agricultural, no structures exist on the property. All well
and sceptic systems will be abandoned as required. City utilities are required to be extended
to serve the proposed development.

2. Proposed Use Analysis (UDC [1-2):
The applicant is proposing a mix of single-family atfached homes (68 units) and single-family
detached homes (344 units), which are listed as a principally permitted use in UDC Table 11-
2A-2 for the R-15 zoning district.

Comprehensive Plan policy 2.01.01C encourages the applicants to maintain a range of
residential land use designations that allow diverse lot sizes, housing types, and densities.
Comprehensive Plan policy 2.01.01G states development should avoid the concentration of
any one housing type or lot size in any geographical area; provide for diverse housing types
throughout the City.

Comprehensive Plan policy 2.06.02D encourages a diversity of housing, recreation, and
mobility options to attract and sustain the local workforce.

The applicant is proposing two different types of housing in the form of single-family
attached and detached units. While the immediate area consists primarily of the same housing
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types and lot sizes, the fields sub-area plan will have a larger variety of housing to fit the
needs of the city’s residents and workforce.

3. Dimensional Standards (UDC 11-2):

The preliminary plat and future development are required to comply with the dimensional
standards listed in UDC Table 11-2A-7 for the R-15 zoning district. All proposed lots and
public streets appear to meet UDC dimensional standards per the submitted preliminary plat,
This includes lot sizes ranging from approximately 2,500 to 4,800 square feet with an average
lot size of 3,317.5 square feet. The subdivision is proposed to develop in eight (8) phases as
depicted in Exhibit VIL Development of the subdivision is required to comply with the
subdivision design and improvement standards listed in UDC 11-6C-3.

D. Design Standards Analysis

1. Qualified Open Space & Amenities (Comp Plan, UDC 11-3G):
Based on the standards in UDC Table 11-3G-3, a minimum of 15% (or 7.67-actes) of
qualified open space is required to be provided within the development. An open space
exhibit was submitted as shown in Section VILG, that depicts 17.1% (or 8.78-acres) of open
space that meets the required quality and qualified open space standards. Based on the
standards in UDC 11-3G-4A, a minimum of thirteen (13) amenity points are required to be
provided. The amenities proposed are a swimming pool facility, playground, pathways, pickle
ball courts, dog parks and several open space areas. The applicant’s amenity points total is
26.5 exceeding the UDC requirements. All common open space areas ate required to be
landscaped with one deciduous shade tree for every 5,000 square feet of area and include a
variety of trees, shrubs, lawn or other vegetative groundcover per UDC 11-3G-5B.3. The
applicant needs to provide an amenity from the multi-modal group in order to meet the
required standards.

Comprehensive Plan policy 2.02.00 requires the applicant to plan for safe, aitractive, and
well-maintained neighborhoods that have ample open space, and generous amenities that
provide varied lifestyle choices.

Comprehensive Plan policy 2.02.01B requires the applicant to evaluate open space and
amenity requirements for consistency with community needs and values.

The applicant is providing open space and amenities that exceed the requirements of the
UDC. With no regional park currently in the area, the open space and amenities provided in
the development will be crucial to the livability of the residents.

2. Developments Along Federal and State Highway (UDC 11-3H):
The proposed subdivision is located adjacent to the future State Highway 16, slated for
completion and operation between late 2026 and early 2027. The Comprehensive Plan
Existing Conditions Document (Pages 5-10 and 5-11) identifies state highways as hazardous,
citing factors such as high speeds, frequent accidents, and poor air quality. These elements
are critical in assessing the suitability of the proposed subdivision. Staff are particularly
concerned about air quality, given that the subdivision’s proposed density, at the upper end of
the MDR FLUM designation, would expose a larger number of future residents to a
recognized hazard compared to a lower-density development. Similar developments on the
west side of SH-16 (Gander Creek and Chukar Ridge Subdivisions) were approved at 3.42
and 4.0 units per acre on the lower end of the MDR FLUM.

Summary of the sound engineer's report:
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Note: These are estimates/expected levels due to SH-16 not being in operation.
NOISE CRITERIA

"The MNoise Guidebook® published by the Depariment of Housing and Urban Development
{HUD) contains naise erltetia. HUD has set forth the following standards for new housing
construction assisted or supported by the Depariment. The criterla are codified In 24 CFR Pant
51, Thig standard reles on the Day/Night Nolse Level (DNL or Ldn) scund metric. In summary,
these requirements for a residential site are:

- DayiNight Noise Level | ©wboius o HUD Assesshagnt -0 o o e
DNL <65 (dBA) Accepiable: No fur!helj acﬁo_n or noise reduction measures are
needed for eilher indeor or outdoor spaces.

Normally Unacceptable: however, it can be acceptable if an
interior DNL noise goal of 45 dBA is mel. Sites with these noise
65 dBA < DNL < 75 dBA exposures can be used for residential development, but an
analysis and noise control measures are needed to meet HUD

design criteria.
Linacceplable: because of the extreme degree of noise conltrat
DNL > 75 dBA required to protect indoor spaces, and the unsuitability of
outdoor spaces for normal aclivilles.

The DNL (or Ldn) is an energy average of the A-weighted sound levels throughout a 24-hour
period with a 10 decibel A-welghled (dBA) penally added to sound accurring at night; this
penalty Is added because peaple are more sensifive to sound during the night. Because of the
variability in buitding construction, HUD normally uses a 65 DNL criterien for exterior residential
sound levels.

The sound engineer used the expected distance of 150 feet from the centerline to the
nearest residential area to gauge the expected noise levels. This led to the result of an
expected hourly Leq (peak hour) to be 72.7 dBA (Decibels A-weighted) and 74 dBA
DNL (Day Night Average Sound Level). Another calculation using traffic patterns from
long-term measurements collected at other highways in Tdaho shows the DNL is 73 dBA
for the peak hour Leq of 73 dBA.

However, when accounting for the factors of the distance between the highway,
wall/berm, property lines, and height of the wall/berm, the noise is expected to see a
reduction of 9 and 11 dB for most traffic noise sources. With these mitigation measures
proposed by the applicant the expected outdoor worst-case hour Leq for the project site
is between 62 and 64 dBA, which is deemed acceptable.

The sound engineer concludes that the traffic noise levels are expected to be less than 65
dBA DNL, the berm and barrier are required to help mitigate the noise, and residential
building along the first row nearest to the highway should have additional consideration
for the floors above the ground floor as the six (6) foot wall and six (6) foot berm may
not adequately block the line of site from SH-16 to these spaces.

To address these concerns, the applicant has requested alternative compliance with the
mitigation standards outlined in UDC 11-3H-4 for developments near federal and state
highways. Their proposal includes a six (6) foot berm topped with a six (6) foot wall to
mitigate noise, alongside the use of enhanced building materials designed to meet stricter
sound-attenuation standards. However, the applicant is requesting that these enhanced
building materials be evaluated at the building permit phase. The applicant has also exceeded
the minimum requirements for open space and amenities under the UDC. This approach
aligns with the alternative compliance granted to the Gander Creek Development in 2024,
though the current proposal involves a higher density than the prior approval. The director
supports the alternative compliance for sound attenuation, as meeting the UDC’s requirement
of a ten-foot wall above the centerline of SH-~16 would necessitate a thirty (30) foot structure.
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However, details on the enhanced building materials shall be provided with the submittal of
the final plat and be consistent with the enhanced material ratings used with the Gander Creek
Development, Additionally, UDC 11-3B requires a thirty-five (35) foot landscape buffer
along entryway corridors, but with the location of the property, thirty (30) of the thirty-five
(35) feet is encumbered by an irrigation easement. This necessitates the need for additional
landscaping to mitigate noise and improve air quality for future residents. Staff is
recommending increasing tree coverage along SH-16 from one (1) tree every thirty-five (35)
feet to one (1) every twenty (20) feet and increasing the vegetation coverage to 80% instead
of 70%. These enhancements are intended to improve air quality and provide additional
sound attenuation for future residents.

Given the known hazards associated with state highways, the Planning and Zoning
Commission and City Council should carefully consider whether the proposed density is
appropriate.

Landscaping (UDC 11-3B):

The Field Sub Area Plan calls for naturalized plants, dry creek materials, split rail fencing,
no-mow fescues, and other rural landscape elements. The applicant believes they are meeting
these requirements through the use of open vision wrought iron fencing, drought-tolerant
plant materials, split rail fencing in the central open space, and water-cfficient drip irrigation
to planter beds, Additionally, low-maintenance native grasses are being used along SH-16,
with low-maintenance fescues along select pathways and open spaces. The applicant
provided revisions to incorporate some of these elements. However, staff is recommending
that split rail fencing be incorporated in the planters along W. McMillan Road and N. Ersatz
Place, similar to how the applicant did in Lot 29, Block 8. With the incorporation of this
recommended change, staff finds that the applicant is meeting the intent of the Fields Sub
Area plan landscaping requirements.

i. Landscape buffers along streets
UDC 11-2A-7 requires a twenty-five (25) foot wide landscape buffer along McMillan
Road, a twenty (20) foot wide buffer along N. Ersatz Place, and a thirty-five (35) foot
wide buffer along SH-16.

The applicant has provided landscape buffers in compliance with UDC 11-24-7.
However, the ten (10) foot multi-use pathway along McMillan Road shall be detached
from the roadway with landscaping in the parkway. This shall be revised with the final
plat. Additionally, to meet the Fields Sub Area Plan, staff is recommending split rail
fencing be included in the planter along McMillan Road and Ersatz Place, to match what
the applicant has proposed in Lot 29, Block 8.

The landscape buffer along SH-16 is required to be thirty-five (35) feet; however, a thirty
(30) foot irrigation district easement encumbers thirty of the thirty-five feet. The
applicant has submitted a detail of the landscaping and berm along SH-16. The applicant
shall enter into a license agreement with Nampa Meridian Irrigation District fo
landscape the first four (4) feet behind the wall depicted in the exhibit or provide an
additional four (4) feet of landscaping outside of the easement to allow for eight (8) feet
of landscaping on the backside of the wall. In addition to this, the applicant has
requested alternative compliance to the standards of UDC 11-3H-4 for developments
along State Highways. In this request, staff is recommending one tree every twenty (20)
feet instead of one every thirty-five (33) feet and 80% vegetation coverage along SH-16
to help with sound attenuation and air quality.
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ii. Parking lot landscaping
The landscaping for the parking on Lot 16, Block 10 shall meet the standards listed in
UDC 11-3B-8.

iii. Tree preservation
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.

The applicant shall provide mitigation calculations with submittal of the final plat if any
trees are being removed from the property.

iv. Storm integration
Per UDC 11-3B-11, the applicant shall meet the intent to improve water quality and
provide a natural, effective form of flood and water pollution control through the
integration of vegetated, well designed stormwater filtration swales and other green
stormwater facilities into required landscape areas, where topography and hydrologic
features allow if part of the development.

v. Pathway landscaping
Pathway landscaping shall comply with the requirements outlined in UDC [1-3B-12. The
applicant must provide a landscape strip at least five (5) feet wide along both sides of the
pathway. To enhance design flexibility, vatiations in the strip’s width are encouraged to
allow trecs to be planted farther from the pathway, reducing the risk of root damage.
However, the landscape strip must maintain a minimum width of two (2) feet to ensure
proper pathway maintenance. The strips shall be landscaped with a combination of trees,
shrubs, lawn, and/or other vegetative ground cover. The pathway running through Lot 29,
Block 8 shall be in compliance with these standards,

4, Parking (UDC 11-3C):

i. Residential parking analysis
Off-street parking is required to be provided for each home based on the total number of
bedrooms per unit as set forth in UDC Table 11-3C-6. On-street parking is also available
on pottions of the proposed streets.

5. Building Elevations (Comp Plan, Architectural Standards Manual).
Goal 5.01.02D of the Comprehensive Plan highlights the need for effective building design
and landscaping to buffer, screen, beautify, and integrate commercial, multifamily, and
parking areas with existing neighborhoods. In response, the developer has submitted nine (9)
conceptual building elevations and floor plans that illustrate the appearance of future homes
in the development (see Section VILH). The applicant states the homes in the Rockwell
Greens Subdivision will include 412 homes with a mix of different product types, two-story
and single-story detached single-family homes, and two-story attached single-family homes..

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. Staff finds that the proposed single-fainily

detached elevations comply with this standard. However, staff finds that the single-family
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attached does not meet the same theme. Elevations for the clubhouse were submitted with this
application, but will be subject to the standards in the ASM, Field Sub Area Plan, and
Comprehensive Plan. The applicant shall apply for design review for the single-family
attached units prior to submitting for building permits. Additionally, the applicant shall apply
for Certificate of Zoning Compliance and Design Review for the clubhouse and poo! open
spacelamenity space.

Homes on lots that abut W. McMillan Road, an arterial street, N, Ersatz Place, a collector
street, and SH-16, a state highway will be highly visible, therefore, the rear and/or side of
structures on these lots (i.e. Lot 1, Block 1; Lots 1-10, Block 2; Lots 1-14 and 44-54, Block 8;
Lots 98-124, Block 4; Lots 30-97, Block 4; ) shall incorporate articulation through changes in
two or more of the following: modulation (e.g. projections, recesses, step-backs, pop-outs),
bays, banding, porches, balconies, material types, or other integrated architectural elements to
break up monotonous wall planes and roof fines that are visible from the subject public street.
Single-story structures are exempt from this requirement.

Comprehensive Plan policy 2.01.01C encourages the applicants to maintain a range of
residential land use designations that allow diverse lot sizes, housing types, and densities.

6. Fencing (UDC 11-34-6, 11-34-7):
All fencing is required to comply with the standards listed in UDC 11-3A~7. According to
the submitted landscape plans, the applicant is proposing three types of fencing throughout
the site, vinyl solid fencing, splif rail, and wrought iron semi-privacy fencing. The applicant
is proposing an eight (8) foot fence around the pool, which is not in compliance with the
UDC. The maximum fence height in a residential district is six (6} feet in height. This revision
shall be revised with the final plat.

7. Parkways (Comp Plan, UDC 11-34-17):
Per Comp Plan policy 3.07.01C appropriate landscaping, buffers, and noise mitigation with
new development along transportation corridors (setback, vegetation, low walls, berms, etc.)
is required.

Per UDC 11-3A-17, the minimum width of parkways planted with Class II trees shall
be eight (8) feet. The width can be measured from the back of curb where there is no
likely expansion of the street section within the right-of-way; the parkway width shall
exclude the width of the sidewalk. Class II trees are the preferred parkway trees.

The applicant is proposing a parkway along N. Ersatz Place that appears to be in
compliance with this standard. The applicant shall comply with the standards for
UDC 11-34-17 with submittal of the final plat.

E. Transportation Analysis

1. Access (Comp Plan, UDC 11-34-3, UDC 11-3H-4):
N. Ersatz Place was constructed by the Idaho Transportation Department (ITD) and remains
under ITD ownership, and is the only access provided to this development.
This collector road is a shared drive between the proposed subdivision and the future Cole
Valley Christian School. The applicant is proposing three access points off N. Ersatz Place.
The northernmost access point is not supported by staff, as UDC 11-3A-3 requires limiting
access points to collector and arterial roadways. In addition, the applicant shall submit
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documentation with the final plat that the southern access is in alignment with the future Cole
Valley Christian Schools curb cut.

A traffic impact study (T1S) was required with this application.

Summary of the findings:
Staff Comments/Recommendations: Staff comnlents are provided by District Traffic Services
and Davelopment Review staif.

Intersectlons

MeDermotl Road & MeMillan Road

The TIS recommends that the McDermolt Road and McMillan Road be signalized. However,
there is not enough right-of-way -to construct a signal at this intersection making this
improvement infeasible.  Additionally, stafl does nol recommend signalization of this
intersection as part of this application, as traffic pattems are anticipated ta change once SH-16
is constructed and open for public use. Therefors, no mifigation is required.

Ersatz Place & McMillan Road

The TIS recommends that Ersalz Place be full access at its infersection with McMillan Read.
Staff {s supportive of this proposal as Ersatz Place was canstructed by 1TD lo align with
Glassford Avenue on the soulh side of MeMillan Road across from the site. The applicant
should be required to construct a center feft tum lane and dedicated right turn lane on McMilan
Road at Ersaiz Place.

Owyhee Stonn Avenue & McMillan Road

To achieve acceptable LOS, the TIS recommends adding additional turn lanes and modifying
the signal liming as follows:

« Dedicated northbound, eastbound, westbound, and scuthbound right-turt lanes
« Permissivefoverlap phasing for the eastbound right-turn
« Permissive phasing for northbound, weslbound, and southbound right-turns

There is not enough right-of-way at the intersection to construct the recommended tumn lanes
making this improvement infeasiple. ACHD wilt evaluate any modifications to the signal timing
in this area after SH-16 is constructed and open ie the public. Therefore, no mitigatior is
required.

Roadway Segments

MeMillan Road, Owyhee Storm Avenue 1o McDermolt Road

The TIS recommends widening of McMillan Road to 5-lanes between Owyhee Storm and
McDermoll Road. The widening of these segmenis of McMillan Road is infeasible due to limited
right-ol-way. Additionally, these roadway segments are listed as funded improvements in
ACHD's CIP. Therefore, consistent with ACHEY's Alternative Mitigaticn palicies, no mitigation is
required,

ACHD’s staff report calls for revisions to the applicant's plan to meet all of the district's
policies. The applicant shall comply with all of ACHD’s conditions of approval. Please sce
below for some of the pertinent conditions of approval:

- Once Ersatz Place is under ACHD’s jurisdiction, the roadway will be limited to
3,000 vehicle trips per day. Because of this, prior to plan approval on the final
plat that contains the 140" single-family building lot, secondary public street
access shall be available.

- Construct the following roadways as 33-foot wide local street sections with curb,
gutter, and 5-foot wide concrete sidewalks, (Snow Currant, Gem Prep, Gallson —
Avilla to Gem Prep, Riverdale — Gem Prep to Double Rock, Double Rock -
Gallson to Riverdale, Avilla - Gallson to Riverdale, Riverdale — Avilla to
Levenberg, Riverdale — Levenberg to Apgar Creek).

- Dedicate additional right-of-way to total 50-feet from centerline of McMillan
Road abutting the site.

- Construct one stub street to the north to parcel No. S0429140010. Install a sign at
the terminus of the stub street which states, *“THIS ROAD WILI. BE
EXTENDED IN THE FUTURE.”

. Provide written documentation from ITD that the use of Ersatz Place to access
the development prior to the roadway being accepted into ACHD’s public street
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inventory is allowed. ITD may have additional conditions or limitations on use of
the roadway while SH-16 is under construction.

1t is important to note that per 1FC D107.1, the subdivision will be Jimited to thirty (36)
single-family homes with only a single fire access point. The applicant shall submit a
revised secondary access plan approved by MFD with the first phase final plat to ensure
access is adequately addressed.

Additionally, staff and ACHD are recommending a stub street to the five (5) acre parcel
(#50429417250) in alignment with N. Gallson Avenue. Comp Plan policies 3.03.04 and
6.01.01H discuss planning for transportation and pedestrian connectivity to county enclaves
to promote neighborhood connectivity. Staff believes that by requiring this stub street, it will
promote a more integrated approach between the two developments that will provide more
ingress/egress opportunities for residents, meeting the intent of the comprehensive plan.

2. Multiuse Pathways and Pathways (Comp Plan, UDC 11-34-5 and UDC 11-34-8):

Comprehensive Plan policy 4.04.01A ensures that new development and subdivisions
connect to the pathway system.

UDC 11-3G-5 emphasizes the importance of common open space and amenities being
located in areas that maximize pedestrian and bicycle connectivity.

Multi-use pathways shall be constructed in accord with the city's comprehensive plan, the
Meridian Pathways Master Plan, the Ada County Highway District Master Street Map and
Roadways to Bikeways Master Plan. Detached ten (10) foot wide sidewalks (multiuse
pathway) shall be provided along W. McMillan Road and N. Ersatz Place. In coordination
with Meridian Park’s Department, it was determined that the multi-use pathway along SH-16
would be redirected to both sides of N. Ersatz Place to make a connection to the north once
development continues north. The applicant has depicted the 10-foot multi-use pathway along
W. McMillan Road but not along N. Ersatz Place. The pathway along N. Ersatz Place shall be
widened to 10 feet with the submittal of the final plat. In addition, the 10-foot multi-use
pathway along W McMillan Road shall be detached.

Additionally, staff is recommending a pedestrian connection to W. McMillan Road through
Lot 108, Block 4 in alignment with the pedestrian connection located on Block 12. Staff is
also recommending a pedestrian connection through Lot 22, Block 8 and Lot 36, Block 8 in
alignment with the proposed sidewalks along the west side of N. Camp Creck Avenue to
provide better connectivity for the residents in the nosthern portion of the subdivision with
the primary open space and amenities.

All pathways should be constructed in accord with the standards listed in UDC 11-3A-8.

3. Sidewalks (UDC 11-34-17):
All sidewalks constructed as part of this proposal are required to comply with the standards
listed in UDC 11-3A-17.

4. Subdivision Regulations (UDC 11-6):

i. Common driveways

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
FOR (ROCKWELL GREENS SUBIDVISION — H-2025-0002)
-21-

e



Per UDC 11-6C-3D, common driveways shall serve a maximum of four (4) dwelling
units. In no case shall more than three (3) dwelling units be located on one (1) side of the
driveway unless alternative compliance is applied for.

The applicant is proposing one common drive to have 4 units taking access off one side
due them being attached units. The applicant shall apply for alternative compliance with
the submittal of the final plat .

ii. Block face
UDC 11-6C-3- regulates block fengths for residential subdivisions. The intent of this
section of code is to ensure block lengths do not exceed 750 ft, although there is the
allowance of an increase in block length to 1,000 feet if a pedestrian connection is
provided. In no case shall a block face exceed one thousand two hundred (1,200) feet,
unless waived by the City Council. The applicant is compliance with the block length
requirements in the UDC.

F. Services Analysis

1.

Waterways (Comp Plan, UDC 11-34-6}
The West Tap Sublateral runs along the southern portion of the site parallel with W.
McMillan Road.

Pressurized Irrigation (UDC I1-34-15):
An underground pressurized irrigation system is required to be installed to provide irrigation
to each lot in the subdivision in accord with the standards listed in UDC 11-3A-15.

Storm Drainage (UDC 11-34-18):

An adequate storm drainage system is required in all developments by the City’s adopted
standards, specifications, and ordinances. Design and construction shall follow best
management practices as adopted by the City as outlined in UDC 11-3A-18.

Utilities (Comp Plan, UDC 11-34-21):

Ensure development is connected to City of Meridian water and sanitary sewer systems and
the extension to and through said developments are constructed in conformance with the City
of Meridian Water and Sewer System Master Plans in effect at the time of development. All
utilities are available to the site. Water main, fire hydrant and water service require a twenty-
foot (20) wide easement that extends ten (10) feet past the end of main, hydrant, or water
meter. No permanent structures, including trees are allowed inside the easement.

Sewer service to this site will be provided from the Can-Ada Lift Station.

Comprehensive Plan policy 3.03.03G require urban infrastructure be provided for all new
developments, including curb and gutter, sidewalks, water and sewer utilities.

V. 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. A final
plat shall not be submitted until the DA and Ordinance are approved by the City Council .

Currently, a fee of $303.00 shall be paid by the Applicant to the Planning Division prior fo
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
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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 preliminary plat,
landscape plan, common open space/site amenity exhibit, and conceptual building elevations
included in Section VIII and the provisions contained herein.

Any future development of the site must comply with the City of Meridian ordinances
in effect at the time of the development.

Hornes on lots that abut W. McMillan Road, an arterial street, N. Ersatz Place, a
collector street, and SH-16, a state highway will be highly visible; therefore, the rear
and/or side of structures on these lots (i.e. Lot 1, Block 1; Lots 1-10, Block 2; Lots 1-
14 and 44-54, Block 8; Lots 98-124, Block 4; Lots 30-97, Block 4; ) shall incorporate
articulation through changes in two or more of the following: modulation (e.g.
projections, recesses, step-backs, pop-outs), bays, banding, porches, balconies,
material types, or other integrated architectural elements to break up monotonous wall
planes and roof lines that are visible from the subject public street. Single-story
structures are exempt from this requirement.

Provide a revised phasing plan that is approved by MFD, indicating how secondary
access for emergency services will be provided prior to submission of the first final
plat.

A dust mitieation plan shall be provided with the submittal of the final plat for each

phase and shall be reviewed and approved by the Public Works Department; if a
SWPPP is required for the development, it may be submitted in lieu of a separate dust
mitigation plan and will be accepted by the City as the approved dust mitigation plan.

The applicant shall obtain approval from ITD or ACHD (as applicable) for the
frontage improvements along N. Ersatz Place and submit an approval letter from b
such agency with the first final plat application.

Future development shall promote no-mow fescues, naturalized plants, dry creek
materials, split rail fencing, and other rural landscape elements in landscape buffers
and open space as listed in the Fields Sub-Area Plan

With each final plat application, 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 (¢.g. tall fescues, dry creck 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,
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2. The final plat shall include the following revisions:

a. Add a plat note stating “direct lot access to W. McMillan Road and N. Ersatz
Place is prohibited except for where approved with this application.”

b. The applicant shall apply for alternative compliance to allow for four (4) lots
taking access from a single side of a common drive. The future final plat
submission shall match the common drive exhibit and provide a note on the final
plat that addresses maintenance and access on the specified lots as shown in
Exhibit VLJ.

¢. Provide a stub road in alignment with N. Gallson Avenue to parcel
#50429417250.

d. Depict the ten (10) foot multi-use pathway along W. McMillan Road as a
detached pathway in compliance with UDC 11-3B-7C.Widen the multi-use
pathways along N. Ersatz Pl to ten (10) feet as required by the pathway master
plan.

e PI ov1de a pedestnan connectlon to W. Mchlian Road thmugh Lot108; Block 4

f. Provide a pedestrian connection in-the-ferm-of a-micro-pathway-in-a-minimum-of
a fifteen(15) foot-common lotinaccord with UBDGCHH-3A-8 through Lot 2215,
Block 8 and Lot 3643, Block 8 m—&hgx%eﬂpm%h-theﬁ}eﬁaesed—ﬁée%aﬂe%aieﬂg
the-westside-of N--Camp-Creel-Avenue to provide better connectivity for the

residents in the northern portion of the subdivision with the primary open space
and amenities.

g. Provide a revised plat to show the parkway and pathway extending down N.
Ersatz Pl as depicted on the landscape plan.

h. Remove the northernmost entrance along N. Ersatz Place in alignment with W.
Snow Currant Street to be in compliance with UDC 11-3A-3, and replace it with a
micro path Jot.

3. The landscape plan submitted with the fina] plat shall include the following revisions:

a. Include mitigation calculations on the plan for existing trees that are proposed to
be removed in accord with the standards listed in UDC 17-3B-10C.5. The
Applicant shall coordinate with the City Arborist (Kyle Yorita
yorita@meridiancity.org) to determine mitigation requirements prior to removal
of existing trees from the site.

b. Provide one (1) tree within every residential lot (approximately every twenty-
cight (2028) feet) along State Highway 16 to help mitigate for sound attenuation
and air quality. In other open spaces along State Highway 16, provide trees every
twenty (20) feet.

¢. Lot 58, Block 4 shall be landscaped with 80% vegetation coverage (not including,
the gravel access road) instead of the 70% required by code to help mitigate for
sound attenuation and air quality.
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d. Widen the multi-use pathways along N. Ersatz Pl to ten (10) feet as required by
the pathway master plan.

¢. Provide split rail fencing in the planters along W. McMillan Road and N. Ersatz
Place to match the split rail fencing proposed in Lot 29, Block 8.

£ The applicant may request alternative compliance in accordance with the UDC to
pe1m1t the moposed Gl,f.{ht {(8) foot fence alound the pool area. T—he—ma;ﬂmam

g. Provide details on the type and location of shrubs, ornamental grasses, and
perennials that will be used.

h- Prov1de a pedestrlan connectmn to W Mchllan Road through Lot-10%; Block 4

i. Provide a pedestrian connectmn-ﬁpd}e—fefm-eﬁaﬂﬁef&pathwaﬁumﬁ&m%mﬁm—ef
afifteen(15)foot-commenlotinaccord with UBCH-3A-8 through Lot 2215,
Block § and Lot 3643, Block 8 in-alignment-with-the-propesed-sidewalks-along
the-westside-of N-Camp-Creek-Avenne to provide better connectivity for the

residents in the northern portion of the subdivision with the primary open space
and amenities.

j. The applicant shall enter into a license agreement with Nampa Meridian Irrigation
District to landscape the first four (4) feet behind the wall abutting SH-16 as
depicted in the frrigation easement or provide an additional four (4) feet of
landscaping outside of the easement to allow for eight (8) feet of landscaping on
the backside of the wall.

k. Remove the northernmost entrance along N. Ersatz Place in alignment with W.
Snow Currant Street to be in compliance with UDC 11-3A-3, and replace it with a
micro path lot.

4. The proposed plat and subsequent development are required to comply with the
dimensional standards listed in UDC Table 11-2A-7 for the R-15 zoning district.

5. The applicant's alternative compliance request is approved by installing one (1) tree
per twenty (20) feet along State Highway 16, increased vegetation coverage of 80%,
and upgraded building materials for sound attenuation. This will be verified with the
Final Plat applications.

6. Provide an amenity from the multi-modal group in order to meet the required
standards per UDC 11-3G-4.

7. The applicant shall comply with the open space exhibit approved as part of this plat
application that depicts 17.1% (or 8.78-acres) of qualified open space and exceeds the
required amenity points as proposed.

8. Comply with all subdivision design and improvement standards as set forth in UDC
11-6C-3, including but not limited to cul-de-sacs, alleys, driveways, common
driveways, casements, blocks, street buffers, and mailbox placement.
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9. Off-street parking is required to be provided in accord with the standards listed in
UDC Table 11-3C-6 for single-family dwellings based on the number of bedrooms
per unit.

10. The applicant and/or assigns shall have the continuing obligation to provide
irrigation that meets the standards as set forth in UDC 11-3B-6 and to install and
maintain all landscaping as set forth in UDC 11-3B-5, UDC 11-3B-13 and UDC 11-
3B-14.

{1. The preliminary plat approval shall become null and void if the applicant fails to
either: 1) obtain the City Engineer’s signature on a final plat within two years of the
date of the approved findings; or obtain approval of a time extension as set forth in
UDC 11-6B-7.

12. A Certificate of Zoning Compliance and Design Review application shall be
submitted and approved for the proposed changing rooms and pool area prior to
submittal of a building permit application. The design of the site and structures shall
comply with the standards listed in UDC 11-3A-19; the design standards listed in the
Architectural Standards Manual.

13. A Design Review application shall be submitted and approved for the single-family
attached homes. The design of the structures shall comply with the standards listed in
the Architectural Standards Manual and the Fields Sub-Area Plan to provide a
consistent design theme throughout the development.

14. The Applicant shall comply with all ACHD’s conditions of approval.

15. The Applicant shall have a maximum of two (2) years to obtain City Engineer’s
signature on a final plat in accord with UDC [1-6B-7.

16. Staff’s failure to cite all relevant UDC requirements does not relieve the applicant
from compliance.

. Meridian Public Works

hitps:/weblink.meridiancity.org/WebLink/DocView.aspx 2id= 390573 &dbid=0&repo=MeridianC
ity

. Meridian Police Department

hitps:/iweblink meridiancity.org/WebLink/DocView.aspx ?id= 39058 5 & dbid= 0& repo=MeridianC
ity

. Meridian Park’s Department
hitns:/fweblink.meridiancity.org/WebLink/DocView.aspx?id=390591 &dbid=0& repo=MeridianC
ity
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E. Community Planning Association of Southwest Idaho (COMPASS)

Communities in Motion (CIM) Development Review Checklist
Developmant Nama:  Rockwell Greens ’ ) S T

CIM Vision Category: Future Neighborhood
Consistent with CIM

Vision? YES
New Households: 412 New Jobs: O

Economic Vitality -
To what extent does the project ..
-enable people, government, and -
‘businesses to prosper?. . -

' Econamic Activity, Center

Aggess i

Imnpact on Existing 0 e
_:Surmunding'?arm}and_ RN @ :
Net Fiscal Impact . @

Does not improve or

reduce performance Reduces parformance

Improves parformance

Comments: - G Lo R SRS
Based on the site plan provided, COMPASS has no additional comments. .

Who we are: The Community Planning Asseciation of Southwest Idaho (COMPASE) is the metropalitan
planning organization for Ada and Canyen Caunties. This review evaluates whether land developments
are consistent with Communities in Mation, the regional long-range transportation pian for Ada and
Canyon Counties, This checklist is not intended to be prescriptive, but rather a guidance document. Past
checklists are available online, See the Develapment Review Heer Guide For mare information on the
red, yeliow, and green checklist thresholds.

@ htgps: ffcompassidahso.orgf
bd infoimeompassidaho.org

COMPASS

CFPLEETT PN S0 ATEEOATEN
PN DR

Sent: 3/27/25
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Fiscal Impact Analysis

Below are the expected reventes and costs to local governments from this praject, The purpose
of thls analysls is to help the public, stakeholders, and the declsion-makers better manage
growth.

Capital and operating expenditures are determined based on service and infrastructure needs,
including persons per household, student generation rates, lot sizes, street frontages, vehicle
trip and trip adjustment factors, average trip lengths, construction values, income, discretionary
spending, and empleyment denslities,

Net Ei_s;:al'_lmpa_:;.t by Ageh'r._y : :' i

@ Cnty . _' .' @ Cuunty

Highway District ~~~** " " @ School District

e '_Bre_algevén point across all agancie_s: 1 Year

Disclaimer: This tool bnly looks out 20 years and does not Include replacement costs for
infrastructtre, public utilities, or unfunded transportation needs in the project area, More
information about the COMPASS Fiscal Impact Tool is available at:
htips:/leompassidaho, org/fiscal-impact-tool,

Short-Term Funded Capital Projects

oot A
4 el Beml) :

. Regleoxdy Signdficand; e Achinye gl
Koy # -« Fidmm gy
Ranusnting Agency TR e
Projrst Yiler. 0252026
Tolal Provicm Allecobons: #7252
Total Progromised Budgzt: 331,201
Tolat Cout [Pray. « Pren.): 5128321 n_ims_i.m:_
Progect BRsoriplan .

Corstinel new Beprn of St iy 16 o ik Road 1a 425 20076 i g of KaibSin aist Ada Gawntp. Tt [hafiway w3l Atk
bt Lrvue 2030 G I0LE0 N wilh 2253 e bidaFESetinnt a1 ek Bead and LIS FO26, LtLEe) T Gir aead o rvag 10 e il

Faefadnias:

Interchaisgics iens i 03 8 drevipis o bl Roid atd Fion 3k Crack. sosoiaf jocl hoaga 1 b ool i T asidaiy
myEtem, and imghton grostres, Dorgn and right-of aay budgeled I gapshike, fraves Frejest [KH 200
Pl S . . . e e BN

“Coat  Prelmloary  Treliminerg  fophisbNey  UlHrs Conesictiers  Comidruction THat | e LacwiSharg
Yo' Enghwarng  Leglmwring Engirasrng [ Fesa S Lacdishiny
EomsiENng ‘
bl q 4 n i LRd:5] s FLE 0 2130
ey 9 g n P [ 0200 0 19.3m
Tund & ¢ n a €3 wme a EO
Jund 301 1) 31,400 01

Source: The COMPASS Transportation Improvement Program (TIP). The TIP is @ short-range (seven-yaar}
budget af transportation profects for which federal funds ave anticipated, along with non-federally funded
projects that are regionafly significant and is available at:

httas; fcompassidabo.org/transportation-imeravernent-programy
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F. TIrrigation Districts

1. Nampa & Meridian Irrigation District
https:/fweblink.meridigneity.org/WebLink/DocView.aspx?id= 392677 & dbid= 0&repo=Meridi
anCity

G. West Ada School District (WASD) or Other District/School

A West Ada

SCHOOL DISTRICT

May 28, 2025

RE: Rockwell Greens Subdivision H-2025-0002 ALT, AZ, PP

Dear Meridian City Planners:

west Ada School District has experienced significant and sustained growth in student enrcliment during the last
ten years. Based on current enroliment data specific to the area surrounding this proposed development, we
estimate a development consisting of 412 single-farmily units and 0 muiti-family units coutd house approximately
202 school aged children. Approval of this application will affect enrollments at the following schaals in West Ada
Schoof District,

Enroliment  Capacity

Pleasant View Elementary School 783 625*
Star Middle School 1046 1000
Owyhee High School 1836 1800

*Program Capacity

West Ada School District supports economic growth; however, grawth fosters the need for additional schoot
capacity. Future developments will continue to have an impact on the district’s capacity. Should a school exceed
capacity, to meet the need for additional school capacity in this area one or more of the following may need to be
implemented:

» Transporting students to an alternate school with available classrooms. Elementary students may be bussed
to the Star or East Meridian area schools due to possible enraliment caps.

« Attendance area adjustments if there is availability in a nearby school. The Long Range Planning Committee
will reconvene in September 2025 to consider needed adjustments,

« Passage of a bond may be needed in the next 5-8 years to build new schools and fit the enrollment needs.

s portable classrooms placed on the property at the Middle or High School. Please note the option of adding a
portable is not applicable at Pleasant View Elementary due to space constraints.

west Ada School Distriet requests developers’ consideration for providing safe walkways, bike paths, and
pedastrian access for our students to schools and commuaity resources,

Sincerely,

Miranda Carson,
Director of Planning and Transportation
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H. Ada County Highway District (ACHD)

Date: August T, 2025
T Laren Bailey
Staff Contact: Karabeigh Trayer, Plannar

Project Description: Rockwell Neighborhood

Mirarda Gedd, President

Stexis Pickaring, Vice-President
Rent Goldthame, Commissienaer
Diava MeKinnay, Cammissicner
Patricla Milsson, Comnissensr

Trip Generation:  This devefopment is estimated to generate 3,638 vehicle trips per
day, 260 vehicle trips per hour in the PM peak hour based the traffic impact study.

s Trangit Avallable?

connecting vou te more

Ada Coumty Highway District « 5500 N Meaker Avanue - Bolse, 0} - B3T3 - PH 208-367-5100 - FX 3457650 « widnwachdidainaorg

hitps./fweblink.meridiancity.org/WebLink/Browse.aspx?id= 386723&dbid= 0&repo=MeridianCit

X
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1. Idaho Transportation Department (1TD)
https/iweblink.meridiancity.org/WebLink/DocView,aspx ?id= 393541 &dbid= 0&repo= MeridianC
ity

V. 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:

1. The map amendment complies with the applicable provisions of the comprehensive plan;
The Council finds annexation of the subject site with the R-15 zoning designation is
consistent with the Comprehensive Plan Medium Density Residential FLUM designation for
this property, if the Applicant complies with the provisions in Section IV.

2. The map amendment complies with the regulations outlined for the proposed district,
specifically the purpose statement;
The Council finds the lot sizes and layout proposed will be consistent with the purpose
statement of the residential districts in that housing opportunities will be provided consistent
with the Comprehensive Plan.

3. The map amendment shall not be materially detrimental to the public health, safety, and
welfare;
The Council finds that the map amendment will not be detrimental to the public health, safety
and welfare if the applicant complies with the provisions in Section IV.

4. 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 school district states the schools in the zone are beyond district capacity. This proposed
development will impact Pleasant View Flementary, Star Middle, and Owyhee High, which
are already at or over capacily with the current enrollment. West Ada School District is
currently under construction for a new elementary school in Star and will be adjusting the
school boundaries, which is anticipated to relieve the overcrowding , but these impacis have
not been realized yet. Due to WASD indicating that the schools are anticipated to have more
capacity at the time this development gets its first occupancy, the Council find that the map
amendment will not result in adverse impacts.

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

The Council finds the proposed annexation is in the best interest of the City if the property is
developed in accord with the provisions in Section IV.

B. Alternative Compliance (UDC 11-5B-5E)

| Tn order to grant approval for an alternative compliance application, the Director shall determine
‘ the following:
|

1. Strict adherence or application of the requirements are not feasible; or

Due to State Highway 16 having an overpass over W. McMillan Road, to meet the
requirements for developments along state highways the applicant would be required to

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
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engineer and construct a structure exceeding thirty (30) feet in height. The director finds that
this makes adherence to the standards in UDC 11-3H-4 not feasible.

The alternative compliance provides an equal or superior means for meeting the
requirements; and :

The applicant has requested alternative compliance with the mitigation standards outlined in
UDC 11-3H-4 for developments near federal and state highways. Their proposal includes a
six-foot berm topped with a six-foot wall to mitigate noise, alongside the use of enhanced
building materials designed to meet stricter sound-attenuation standards. However, the
applicant is vequesting that these enhanced building materials be evaluated at the building
permit phase. The director finds that the alternative compliance provides an equal 1o or
superior means of meeting the requirements if the applicant provides enhanced landscaping
in the form of one (1) tree per nventy (20) feet along SH-16, increases the vegetation
coverage to 80%, and provides details for the enhanced building material with the final plat
submittals.

The alternative means will not be materially detrimental to the public welfare or impair the
intended uses and character of surrounding properties.

The director finds the alternative means will not be material detrimental to the public welfare
or impair the intended uses and character of the surrounding properties if the applicant
Jfollows the provisions in Section IV,

C. Preliminary Plat (UDC-6B-6)

In consideration of a preliminary plat, combined preliminary and final plat, or short plat, the
decision-making body shall make the following findings:

I.

The plat is in conformance with the comprehensive plan and is consistent with this unified
development code;

The Council finds the proposed plat is generally in conformance with the UDC if the
Applicant complies with the conditions of approval in Section IV.

Public services are available or can be made available and are adequate to accommodate the
proposed development;

The Council finds public services can be made available to the subject property and will be
adequate to accommodate the proposed development.

The plat is in conformance with scheduled public improvements in accord with the city's
capital improvement prograin;

The Council finds the proposed plat is in substantial conformance with scheduled public
improvements in accord with the City’s Capital Improvement Program.

There is public financial capability of supporting services for the proposed development;
The Council finds there is public financial capability of supporting services for the proposed
development.

The development will not be detrimental to the public health, safety or general welfare; and

The Council finds the proposed development is not detrimental to the public health, safety,
and general welfare if the applicant complies with the provisions in Section IV

The development preserves significant natural, scenic or historic features.

The Council finds the development does not have any significant natural, scenic, or historic
features that need to be preserved.
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Yi.

ACTION

A,

B.

Staff:

Staff recommends approval of the requested annexation and preliminary plat per the conditions of
approval included in Section IV in accord accordance with Findings in Section V.

Commission:

The Meridian Planning & Zoning Commission heard these items on June 5%, 2025. At the public

hearing, the Commission moved to recommend approval of the subject Annexation, Preliminary Plat

and Alternative Compliance requests.

1.

>
Il ol ey ]

o

fon

Summary of Commmission public hearing:
In favor; Hethe Clark

a.

b. Inopposition: None

c. Commenting: None

d.  Written testimony: Shawn Fregman and Craig Cooper both have concerns with the proposed
density, traffic, school overcrowding, and decline in quality of life.
Staff presenting application: Nick Napoli
Other Staff commenting on application: None

ey issuels) of public festimony:
None

ey issue(s) of discussion by Commission:
The Commission discussed the proposed density being higher than that of the neighboring
subdivision that also abut SH-16. This spurred a furiher discussion about traffic but the

Commission determined that after hearing the proposed build out is 50-60 homes a year,
thev felt the effects would be phased.

Commniission change(s) to Staff recommendation:

a.  The Commission adopted the changes proposed by Staff as reflected above.

Qutstanding issue(s) for City Council:

a.  Density of the subdivision along SH-16, traffic concerns along McMillan Road, school
overcrowding, and whether the timing of the subdivision is correct.

- Condition 2¢; Provide a stub road in alignment with N. Gallson Avenue to parcel
#50429417250,

- DA Provision E: Align the southernmost entrance along N. Ersatz Place with the curb cut
approved with the Cole Valiey Christian School project. Provide documentation of this with

the final plat.

City Coeuncil:

The Meridian City Council heard these items on August 19%, 2025, At the public hearing, the
Council moved to approve the subject annexation and preliminary plat requests.

1. Summary of the City Council public hearing:

In fayor: Hether Clark

In opposition: None

Commenting; Kelly Bruner (ACHD

Written testimony: None since the Planning and Zoning Comnission

Staff presenting application: Nick Napoli

Other Staff commenting on application: None

e e o
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) of public testimony:

I
B

onec

a.
3. Kev issue(s) of discussion by City Council:

a.  McMillan Road being congested, and the intersection of McMillan and McDermott not
being signalized, were concerns raised by the city council. In addition, the city council
discussed school capacity and how it will improve as the new elementary school opens
in Star.

4, City Council change(s) to Commission recommendation:

a. Strike through provision E in the development agreement,

Add a provision to the DA requiring a dust mitigation plan that will be reviewed by

Public Works before commencement of copstruction.

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
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VIii. EXHIBITS
A, Project Area Maps
(link to Project Overview)
1. Aerial
Legend

i Project Lacalian
LT

Ted Area of impuct.
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2. Zoning Map

Area of Impuact

@ Analysis

-} Project Location

legend
-~y

3. Future Land Use

Project Location

w1
@
=
=)

=

<
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4. Planned Development Map

legend
.3 Project Localion
T Area of Impact
12" City Limits
Planned Parcels

-37-
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C. Service Accessibility Report

Overall Score: 17

3rd Percentile

;Location

éE)(tension Sewer

;Floodplain

‘Emergency Services Fire
;Emergency Services Police
%Pathways

Transit

Arterial Road Buildout Status

School Walking Proximity
School Drivability

Park Walkability

Within 1/2 mile of City Limits CYELLOW

Trunkshed mains < 500 ft. from parcel

Either not within the 100 yr floedplain or = 2 acres
Response time < 5 min,
Not enough data to report average response time

Within 174 mile of current pathways

fNot within 1/4 of current or future transit route

;UItimate configuration {# of lanes in master streets
plan) > existing (# of lanes) & road IS in 5 yr work plan -

‘Within 1/2 mile walking

Either a High School or College within 2 miles OR a
‘Middle or Elementary School within 1 mile driving
{existing or future)

No park within walking distance by park type
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D. Concept Plan (date: 3/5/2025)
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E. Landscape Plan (date: 3/5/2025)
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F. Qualified Open Space Exhibit (date: 3/6/2025)
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G. Preliminary Plat (date: 3/6/2025)
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H. Building Elevations (date: 1/23/2025)
Single-Family Attached
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I. Annexation Legal Description & Exhibit Map
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