PARTIES:

DEVELOPMENT AGREEMENT

1. City of Meridian
2. KB Home Idaho LLC, 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 KB Home Idaho LLC, whose address is 1299 N. Orchard Street, Suite
201, Boise, Idaho 83706, hereinafter called OWNER/DEVELOPER.

1. RECITALS:

11

1.2

13

1.4

1.5

1.6

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 re-zoning of land; and

WHEREAS, Owner/Developer have submitted an application for annexation
and zoning of 7.98 acres of land with a request for the R-8 (Medium-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 6™ day of November, 2024, the Meridian City Council
approved certain Findings of Fact and Conclusions of Law and Decision and
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1.8

1.9

1.10

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

3.2

3.3

CITY: means and refers to the City of Meridian, a party 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 KB Home Idaho LLC, whose
address is 1299 N. Orchard Street, Suite 201, Boise, Idaho 83706, 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.
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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.

4.1 The uses allowed pursuant to this Agreement are only those uses allowed under
the UDC.

4.2 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.

Homes on lots that abut W. Pine Avenue, a collector street, will be highly visible;
therefore, the rear and/or side of structures on these lots (i.e., Lots 2, 16, 17, 18,
19, 20, Block 1 and Lot 2, Block 2) should 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.

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 connection with the Property, this Agreement may be
terminated by the City upon compliance with the requirements of the Zoning
Ordinance.

7.2 Notice 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
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that cannot with diligence 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
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.
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11. 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.

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, Idaho 83642
OWNER/DEVELOPER:

KB Home Idaho LLC
1299 N. Orchard Street, Suite 201
Boise, Idaho 83706

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 hereunder 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
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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.

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:
KB Home Idaho LLC

A VA

By (print name): Stan Katanic
Its (authority): Division President and signing member of KB Home Idaho LLC

State of + § d eno )

1 ss:
County of (\CM\ )

On this D’Gh‘day of \3 Pgv r\ Ly .20 2T , before me, the undersigned, a Notary Public in and for said
State, personally appeared Tyew  \( q‘-{f@\f\m (name), known or identified to me to be the

0 v sen ey et (signing authority) of KB Home Idaho LLC and the person who signed above and
acknowledged to me that he executed the same.

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

DU J::ate first abox‘q.m:!‘m'."‘"
l" K il ] 7 %, —
,}‘;*’o o, e
e, . 2 % { =

X
0\)
(7 “'

s . Notary Pllblic L }
s £ ] My Commission Expires: U-173- 30
- H s H
® H ; -
(] - -
PUBL o 33 5’»‘:
ioon". ‘\\ “’ ' .‘~
e TR ()\OI\TY OF ME, Y. .b“‘ ATTEST:
By:

Mayor Robert E. Simison Chris Johnson, City Clerk

State of Idaho )

1SS
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, 1 have hereunto set my hand and affixed my official seal the day and year in this
certificate first above written.

(SEAL)

Notary Public for Idaho
My Commission Expires:
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EXHIBIT A

Leqgal Description
Proposed Pivot Pointe Subdivision - Annexation

A parcel being located in the NW Y of the SW V4 of Section 10, Township 3 North, Range 1 West,
Boise Meridian, Ada County, Idaho, and more particularly described as follows:

Commencing at a Brass Cap monument marking the northwest corner of said NW % of the SW
Y4, from which a Brass Cap monument marking the northeast corner of said NW % of the SW %
bears S 89°11°08” E a distance of 1318.58 feet;

Thence along the northerly boundary of said NW % of the SW % S 89°11°08” E a distance of
524.92 feet to the POINT OF BEGINNING;

Thence continuing along said northerly boundary, also being the southerly boundary of
Castlebrook Subdivision No. 2 as shown in Book 89 of Plats on Pages 10346 through 10348,
records of Ada County, Idaho, S 89°11°08” E a distance of 793.66 feet to a point marking the
northeast corner of said NW % of the SW %;

Thence along the easterly boundary of said NW % of the SW %, also being the westerly boundary
of Chesterfield Subdivision No. 1 as shown in Book 96 of Plats on Pages 11924 through 11928,
records of Ada County, Idaho, S 0°36°33” W a distance of 418.06 feet to a point;

Thence leaving said boundary N 89°21°'28" W a distance of 793.90 feet to a point;

Thence N 0°38°33” E a distance of 420.45 feet to the POINT OF BEGINNING.

Said parcel contains 7.64 acres and is subject to any easements existing or in use.

Clinton W. Hansen, PLS

Land Solutions, PC
April 12, 2024

3 sasa. fom | TR Pivot Pointe Subdivision - Annexation
&3@01‘“39”5 Job No. 24-07

<~ Land Surveying and Consulting p 10f1
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PROPOSED PIVOT POINTE SUBDIVISION ANNEXATION

LOCATED IN THE NW 1/4 OF THE SW 1/4 OF SECTION 10, TOWNSHIP 3
NORTH, RANGE 1 WEST, BOISE MERIDIAN, ADA COUNTY, IDAHO

\}\_) - ~_
[
P . y,
: N
="
=
&
S —W. PINE AVE,—BASS OF BEARG Bt
o @0 _ -~ —— - - —SBY1'08"E  1318.58'- - ————L/889‘10’58"E ==
. 524.97 % 793.66' 1317.25' =
= POINT OF PARCEL 51210325410
< ip| BEGINNING 0 N. BLACK CAT RD. [7g
S o
S e =
g % ANNEXATION AREA = 7.64 ACRES
m. s PARCEL $1210325555
== 0 4600 W. QUARTERHORSE LN. =
e o
:
o
(9p]
| W. QUARTERHORSE LANE (PRIVATE)
M , /
N89'21'28"W 793.90’ ‘?

il

Land Surveying and Consulting

231 E. 5TH ST.
MERIDIAN, ID 83642
(208) 288-2040  (208) 288-2557 fax
www.landsolutions.biz JOB NO. 24-07




EXHIBIT B

CITY OF MERIDIAN
FINDINGS OF FACT, CONCLUSIONS OF LAW ERIDIAN~

AND DECISION & ORDER

In the Matter of the Request for Annexation and Preliminary Plat of 7.98 acres of land with the R-8
zoning district, by KB Homes.

Case No(s). H-2024-0029

For the City Council Hearing Date of: October 15, 2024 (Findings on November 6, 2024)

A. Findings of Fact

1.

Hearing Facts (see attached Staff Report for the hearing date of October 15", 2024, incorporated
by reference)

Process Facts (see attached Staff Report for the hearing date of October 15", 2024, incorporated
by reference)

Application and Property Facts (see attached Staff Report for the hearing date of October 15,
2024, incorporated by reference)

Required Findings per the Unified Development Code (see attached Staff Report for the hearing
date of November 6™, 2024, incorporated by reference)

B. Conclusions of Law

1.

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 (I.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.

That this approval is subject to the Conditions of Approval all in the attached Staff Report for the
hearing date of October 15, 2024, incorporated by reference. The conditions are concluded to be
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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 and Preliminary Plat is hereby approved per the
conditions of approval in the Staff Report for the hearing date of October 15", 2024, 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
Engineer’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-7C).

Notice of Conditional Use Permit Duration

Please take notice that the conditional use permit, when granted, shall be valid for a maximum
period of two (2) years unless otherwise approved by the City. During this time, the applicant
shall commence the use as permitted in accord with the conditions of approval, satisfy the
requirements set forth in the conditions of approval, and acquire building permits and
commence construction of permanent footings or structures on or in the ground. For
conditional use permits that also require platting, the final plat must be signed by the City
Engineer within this two (2) year period.

Upon written request and filed by the applicant prior to the termination of the period in accord
with 11-5B-6.G.1, the Director may authorize a single extension of the time to commence the
use not to exceed one (1) two (2) year period. 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 conditional use comply with the current provisions of Meridian
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City Code Title 11(UDC 11-5B-6F).

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 time 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
modification.

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

F.

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-eight
(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.

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 October 15, 2024
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By action of the City Council at its regular meeting held on the _6th day of November
2024.

COUNCIL PRESIDENT LUKE CAVENER vOTED AYE

COUNCIL VICE PRESIDENT LIZ STRADER VOTED AYE
COUNCIL MEMBER DOUG TAYLOR voTED AYE

COUNCIL MEMBER JOHN OVERTON voTeD AYE

COUNCIL MEMBER ANNE LITTLE ROBERTS vOTED AYE
COUNCIL MEMBER BRIAN WHITLOCK vOTED AYE
MAYOR ROBERT SIMISON VOTED

(TIE BREAKER)

A

Mayor Robert E. 1mlsqh 11-6-2024

Attest:

[
Chfis Johns

City Clerk

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

p)ﬂ(ﬁlﬂ@{}/’w v{/( \} Dated: 11-6-2024

C1ty Clerk’s Office
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DEPARTMENT REPORT

COMMUNITY DEVELOPMENT C-\j/[é IDIAN

HEARING  10/15/2024

Legend
DATE: [__) Project Location
TO: Mayor & City Council v-+ Area of Impact
+T City Limits
FROM: Nick Napoli, Associate Planner

208-884-5533

nnapoli@meridiancity.org

APPLICANT: Sabrina Durtschi

0 Analysis

SUBJECT:  H-2024-0029

Pivot Pointe Subdivision

LOCATION: Generally located south of W. Pine
Avenue and east of N. Black Cat Road in
the north half of the NW % of the SW %4
of Section 10, T.3N., R.1W. (Parcels:
S1210325555; S1210325410)

I. PROJECT OVERVIEW
A. Summary

Annexation of 7.98 acres of land with R-8 zoning district; and preliminary plat consisting of 41
building lots, and 10 common lots on 7.98 acres of land currently zoned RUT.

B. Issues/Waivers/Updates

Staff is recommending the removal of Lot 2, Block 1 to create more integrated open space within
the development. The applicant would like the lot to remain as shown.

C. Recommendation

Staff: Approval with development agreement and conditions
Commission: Recommend approval
D. Decision

Council: Approved
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II. COMMUNITY METRICS

Table 1: Land Use

Description Details Map Ref.
Existing Land Use(s) Rural Residential/Agriculture -
Proposed Land Use(s) Single family detached dwellings -
Existing/Proposed Zoning Rural Urban Transition Area (RUT) in Ada County/ R- VIILA.2
8 (Medium Density Residential)
Future Land Use Designation Medium Density Residential (MDR) VILLA.3
Table 2: Process Facts
Description Details
Pre-application Meeting date Thursday, June 27, 2024
Neighborhood Meeting 7/17/2024; 9 people attended the meeting
Site posting date 9/30/2024
Table 3: Community Metrics
Agency / Element Description / Issue Reference
Ada County Highway District IV.E
e Comments Received Yes -
e Commission Action No -
Required
e Access Pine is classified as a collector roadway. Other than -
the access specifically approved with this application
off of N. Biltmore Avenue, direct lot access is
prohibited to this roadway and should be noted on
the final plat.

e Traffic Level of Service Better than “D” -
ITD Comments Received No -
Meridian Fire No comments received -
Meridian Police No comments received -
Meridian Public Works Distance to Mainline: Sewer in Pine Avenue; Impacts IV.B
Wastewater or Concerns: No
Meridian Public Works Water Distance to Mainline: Water available at site; IV.B

Impacts or Concerns: No
School District(s) West Ada School District IV.D

e Capacity of Schools
e Number of Students
Enrolled

Elementary: 700; Middle: 1250; High: 2075
Elementary: 533; Middle: 957; High: 1833

See City/Agency Comments and Conditions Section for all department/agency comments

received or see public record:

(https://weblink.meridiancity.org/WebLink/Browse.aspx?id=353455&dbid= 0&repo=MeridianC

ity) .
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Figure 1: One-Mile Radius Existing Condition Metrics
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Figure 2: Service Impact Summary
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III. STAFF ANALYSIS

Comprehensive Plan and Unified Development Code (UDC)

A. General Overview

The Applicant proposes to annex 7.98 acres of land with an R-8 zoning district. A
preliminary plat and conceptual building elevations were submitted showing how the
property is proposed to be subdivided and developed with 41 single-family residential
detached dwelling units at a gross density of 5.51 units per acre. The proposed use and
density of the development is consistent with the Medium Density Residential (MDR)
FLUM designation of 3-8 units per acre.

Single-family detached homes are in the development process to the west and south while to the
south of the railroad, the planned Medium High-Density Residential development consists of
attached, townhouses, and, and multifamily dwellings. Single-family detached dwellings are
listed as a principal permitted use in the R-8 zoning district per UDC Table 11-2A-2. Future
development is subject to the dimensional standards listed in UDC Table 11-2A-6 for the R-8
zoning district. The property is contiguous to City annexed land to the north and is within the
City’s Area of City Impact boundary. A legal description and exhibit map of the overall
annexation area for the R-8 zoning districts are included in Section VII. The City may require a
development agreement (DA) in conjunction with an annexation pursuant to Idaho Code section
67-6511A. If this property is annexed, Staff recommends a DA is required with the provisions
discussed herein and included in Section IV.

Table 4: Project Overview

Description Details

History N/A

Phasing Plan 1 phase

Residential Units 41 single family detached units

Open Space 1.15 acres/ 15.06%

Amenities 2 amenities — Fire Pit and Pathway
Physical Features Kennedy Lateral

Acreage 7.98 acres

Lots 51 total lots; 41 buildable and 10 common
Density 5.51 du/acre/ 7.15 du/acre

R-8 Dimensional Standards
(Required and Proposed)

4,000 square feet; 4,307 square feet

B. Site Development and Use Analysis

1. Existing Structures/Site Improvements (UDC 11-1):

The subject site contains four existing structures: four homes and accessory structures. Prior
to the City Engineer’s signature on the final plat, these structures shall be removed.

2. Dimensional Standards (UDC 11-2):

The proposed plat and subsequent development are required to comply with the dimensional
standards listed in UDC Table 11-24-6 for the R-8 zoning district. The proposed plat
complies with the dimensional standards of the district.
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C. Design Standards Analysis
1. Site Design Standards (Comp Plan, UDC 11-34-19):

Goals 2.01.02D, 2.01.01G, and 2.02.02C emphasize a diversity of housing types throughout
the city to meet the needs, preferences and financial capabilities of Meridian’s present and
future residents. Additionally, these goals promote infill development that does not negatively
impact existing developments. The subject site is adjacent to the established R-8
developments (Chesterfield Subdivision No. 1 and Horse Meadows Subdivision) to the east
and west. To the south is county residential land not yet annexed into Meridian, and to the
north is W. Pine Avenue. The preliminary plat and conceptual building elevations were
submitted showing how the property is proposed to be subdivided and developed with 41
single-family residential detached dwelling units at a gross density of 5.51 units per acre (see
Sections VII.G). The proposed use and density of the development are consistent with the
MDR FLUM designation. Additionally, the proposed single-family detached dwellings with a
mix of lot sizes will contribute to the variety of housing options in this area and within the
City as desired.

Single-family detached homes are in the development process to the west and south while to
the south of the railroad, the planned Medium High-Density Residential development consists
of attached, townhouses, and, and multifamily dwellings. Single-family detached dwellings
are listed as a principal permitted use in the R-8 zoning district per UDC Table 11-2A-2.
Future development is subject to the dimensional standards listed in UDC Table 11-2A-6 for
the R-8 zoning district. The property is contiguous to City annexed land to the north and is
within the City’s Area of City Impact boundary. A legal description and exhibit map of the
overall annexation area for the R-8 zoning districts are included in Section VII. The City may
require a development agreement (DA) in conjunction with an annexation pursuant to Idaho
Code section 67-6511A. If this property is annexed, Staff recommends a DA is required with
the provisions discussed herein and included in Section IV.

2. Qualified Open Space & Amenities (Comp Plan, UDC 11-3G):
Goals 2.02.00 and 2.02.01B of the Comprehensive Plan focus on creating safe, attractive, and
well-maintained neighborhoods with ample open space, diverse amenities, and alignment
with community needs and values.

Open Space Requirements (UDC 11-3G-3):

a. Baseline Requirement: For developments zoned R-8 (Medium Density Residential) a
minimum of 15% of the subdivisions area (7.98 acres) shall be qualified open space.
The applicant is proposing 1.15 acres of qualified open space exceeding the 1.12
acres required to meet the minimum standard. However, Staff recommends Lot 2,
Block 1 is removed to create more integrated open space. The placement of Lot 2,
Block I creates an isolated parcel that abuts open space, a gravel access road, and
street landscape buffers. Additionally, the lot creates possible conflict points when
having to ingress and egress for the property owner. Due to these concerns, staff
finds that UDC 11-3G-3-2b “Open space shall be accessible and well connected
throughout the development” is not being met.

The subdivision features two main open space areas: a linear space along the
Kennedy Lateral and another linear space on Lot 19, Block 1. The common lots 6,

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
FOR (Pivot Point — H-2024-0029) 9.



12, 22, and 33 do not count as qualified open space but are provided throughout
the development. The Applicant illustrates the lateral as piped underground.
The large central open space area is approximately 45,935 feet in size and is the
largest usable common area within the project. The applicant proposes a gravel
access road and micro-pathway that runs through the open space for pedestrian
connectivity and irrigation district access. The linear open space along the
Kennedy Lateral is approximately 50 feet in width and over 500 feet in length.
This linear open space connects with the Chesterfield No. 1 Subdivision’s open
space. This is discussed more in the amenity section below.

Amenity Requirements (UDC 11-3G-4):

For single family subdivisions 1 amenity point is required for each 5 acres of gross land area.
The subject project size of 7.98 acres requires a minimum of two (2) amenity points. The
applicant is proposing the following amenity.

a. An outdoor fire pit worth 1 point.
b. A pathway (does not meet the requirements to qualify for a point)

In order for the pathway to count towards the amenity requirements it shall be paved
and landscape in accord with UDC 11-3A-8 and 11-3B-12.C to connect to N. Biltmore
Avenue and W. Pine Avenue. If the irrigation district does not allow for these
improvements within the easements the applicant shall provide an additional qualifying
amenity equaling one point or more with the final plat application.

3. Landscaping (UDC 11-3B):

i. Landscape buffers along streets

A 20-foot wide street buffer is required adjacent to Pine, a collector street. This buffer
should be landscaped per the standards listed in UDC 11-3B-7C and placed into a
common lot that is at least as wide as the required buffer width; this common lot should
also contain the detached sidewalk required along W. Pine Avenue. Due to the
neighboring subdivision to the east (Chesterfield Subdivision No. 1) having an attached
sidewalk along W. Pine Avenue, the sidewalk on the east of N. Biltmore Avenue with
Pivot Pointe will become attached. The landscape plans appear to show compliance with
these requirements.

ii. Tree preservation

A Tree Mitigation Plan should be submitted with the final plat detailing all existing trees
and methods of mitigation outlined by the City Arborist before any trees are to be
removed as set forth in UDC 11-3B-10C.5.

iii. Storm integration
Storm drainage is required to comply with the standards listed in UDC 11-3A-18.
Drainage swales should not be within the landscape setbacks along W. Pine Avenue.

iv. Pathway landscaping
Landscaping is required along all pathways with a minimum of 5-feet wide shall be
provided on each side of the pathway with a mix of trees, shrubs, lawn, and/or other
vegetative ground covers per the standards listed in UDC 11-3B-12C; the landscape plan
should be revised accordingly.
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4. Parking (UDC 11-3C):

i. Residential parking analysis
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.
Staff will confirm compliance with these standards at the time of building permit
submittal for each residence.

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 twelve
(12) conceptual building elevations and floor plans that illustrate the appearance of future
homes in the development (see Section VIL.H).

The proposed designs include variations of both one- and two-story homes, each featuring a
two-car garage. The elevations showcase a range of architectural styles and design elements,
including lap siding, diverse color accents, varied roof profiles, and different home styles.
Staff review confirms that these elevations adhere to the city’s architectural standards and
comply with the required design criteria.

Homes on lots that abut W. Pine Avenue, a collector street, will be highly visible; therefore,
the rear and/or side of structures on these lots (i.e. Lots 2, 16, 17, 18, 19, 20, Block 1 and Lot
2, Block 2) should 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.

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 two types of fencing throughout the
site, vinyl solid fencing and wrought iron semi-privacy fencing.

D. Transportation Analysis

1. Access (Comp Plan, UDC 11-34-3, UDC 11-3H-4):

Goals 6.01.01H and 6.01.02B of the Comprehensive Plan stress the need to minimize the
number of direct access points onto arterial streets. This can be achieved through cross-access
agreements, access management, frontage and backage roads, and enhancing connectivity
through local and collector streets. Additionally, these goals highlight the importance of
incorporating pedestrian access connectors in new developments to link subdivisions and
support neighborhood connectivity within a community pathway system.

The proposed access for the development includes W. Pine Avenue from N. Biltmore Avenue
and W. Quarterhorse Lane from the west. The project relies on the Horse Meadows
Subdivision, which is directly to the west, to reconstruct a portion of W. Quarterhorse Lane
(currently a private road) into a public street. This will provide a secondary public street
access. The existing curb cut on W. Pine Avenue will be removed, and curbing will be
extended across the driveway.
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Access from W. Pine Avenue via N. Biltmore Avenue must align with N. Biltmore Avenue
on the north side of Pine. However, ACHD has indicated that this alignment does not meet
their policy requirements and will need to be revised before the final plat submission.

Since the final plat for Horse Meadows Subdivision has been submitted but not yet recorded,
there is currently only one access point to the site.

Given that this property and the surrounding areas are designated as R-8 (Medium Density
Residential) on the Future Land Use Map, staff recommends including a stub street to the
south to facilitate future connectivity, in line with UDC 11-3A-3A.2. The proposed
preliminary plat appears to comply with these standards.

2. Pathways (Comp Plan, UDC 11-34-§):

Goals 4.04.01 and 4.04.02 of the Comp Plan emphasize connecting local pathways from
neighborhoods with regional pathways in commercial/community serving areas. No multi-use
pathways are proposed or required with this development because the master pathways plan
does not show any multi-use pathways adjacent to the subject site. The applicant is proposing
attached sidewalks along all local streets that will connect to the detached sidewalks proposed
along W. Pine Avenue. Additionally, the applicant is proposing a gravel micro-pathway along
the Kennedy Lateral for better connectivity and pedestrian connection to the open spaces.
Staff recommends adding a 5-foot micro-pathway on Lot 19, Block 1 to improve access and
pedestrian connectivity to W. Pine Avenue for the western part of the subdivision.
Additionally, staff recommends the gravel path leading to the Kennedy Lateral is paved and
pathway to count towards the amenity requirements it shall be paved, landscaped, and
extended in accord with UDC 11-3A-8 and 11-3B-12.C to connect to N. Biltmore Avenue
and W. Pine Avenue. If the irrigation district does not allow for these improvements within
the easements the applicant shall provide an additional qualifying amenity equaling one point
or more with the final plat application license agreement is entered with NMID for use of the
gravel access road. With these additions, staff supports the proposed pathways and their
design.

3. Sidewalks (UDC 11-34-17):
A detached side walk is proposed along W. Pine Avenue until the development crosses onto
the east side of Biltmore where it becomes attached to connect with Chesterfield Subdivision

No. 1. Five-foot wide attached sidewalks are proposed within the development in accord with
UDC 11-3A-17 standards.

4. Subdivision Regulations (UDC 11-6):

i.  Dead end streets
Dead end streets and Cul de sacs (N. Axis Avenue and W. Pivot Place) do not extend
further than 500 feet and have less than 30 dwelling units. The applicant has met the
dead-end streets regulations as listed in UDC 11-6C-3.

ii. Common driveways
The common drive shall meet the standards set forth in UDC 11-6C-3. The applicant is
proposing a single common drive which has 4 lots taking access from it. Three (3) lots
are taking access on the south side and one (1) from the north side. Additionally, the
common drive is 31.50 feet wide and does not exceed 150 feet in length. The common
drive meets these standards.

1. Block face

Block faces are proposed in the development in accord with UDC 11-6C-3. The applicant
is in compliance with this standard
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E. Services Analysis

1.

Waterways (Comp Plan, UDC 11-34-6):

Goal 4.05.01D of the Comprehensive Plan discusses the importance of improving waterways
throughout the city and residential areas. The Kennedy Lateral runs through the center of the
site. The Nampa Meridian Irrigation District (NMID) requires an easement for the Kennedy
Lateral. The easement for the Kennedy Lateral at this location is a minimum of one hundred
feet (100°) total, fifty feet (50”) each side. The applicant is proposing to keep the Lateral but
will be tiling it underground to provide larger linear open space.

Pressurized Irrigation (UDC 11-34-15):

Underground pressurized irrigation water is required to be provided to each lot within
the subdivision as set forth in UDC 11-3A-15.

Storm Drainage (UDC 11-34-18):
An adequate storm drainage system is required in all developments in accord with the
City’s adopted standards, specifications and ordinances. Design and construction

shall follow best management practice as adopted by the City as set forth in UDC 11-
3A-18.

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

Connection to City water and sewer services is required and are available to be
extended by the developer with development in accord with UDC 11-3A-21 and
Goals 3.03.03G & 3.03.03F. Urban sewer and water infrastructure and curb, gutter,
and sidewalks are required to be provided with development of the subdivision.

IV. CITY/AGENCY COMMENTS & CONDITIONS

A. Meridian Planning Division

1.

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 is approved
by City Council.

Currently, a fee of $303.00 shall be paid by the Applicant to the Planning Division
prior to commencement of the DA. The DA shall be signed by the property owner
and returned to the Planning Division within six (6) months of the City Council
granting the annexation. The DA shall, at minimum, incorporate the following
provisions /F City Council determines annexation is in the best interest of the City:
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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.

b. Homes on lots that abut W. Pine Avenue, a collector street, will be highly visible;
therefore, the rear and/or side of structures on these lots (i.e. Lots 2, 16, 17, 18,
19, 20, Block 1 and Lot 2, Block 2) should 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.

2. The final plat shall include the following revisions:

a. Replace the street name for “N. Axis Avenue” with “N. Stronghold Avenue” in
accordance with the Ada County Street Name Review.

b. Replace the street name for “W. Pivot Place” with “W. Meadowpine Court” in
accordance with the Ada County Street Name Review.

c. Graphically depict the ACHD stormwater drainage easements referenced in Note
#0.

d. Depict a paved 5-foot micro pathway through Lot 19, Block 1.

f. Direct lot access to W. Pine Avenue is prohibited.

g. The applicant shall comply with 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.

h. Provide a 6-foot open vision fence along Pine Avenue enclosing the open space
and coordinate with the Nampa Meridian Irrigation District for fencing in their
easement.

3. The landscape plan submitted with the final 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
kyorita@meridiancity.org) to determine mitigation requirements prior to removal
of existing trees from the site.

b. Update the landscape plan showing the new location for Lot 2, Block 1.

c. Depict landscaping on each side of the 5-foot micro pathway running along the
Kennedy Lateral.

d. The 5-foot pathway proposed in Lot 3, Blockl shall be paved, landscaped, and extended
in accord with UDC 11-3A-8 and 11-3B-12.C to connect with N. Biltmore Avenue and
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1.

W. Pine Avenue. If the irrigation district does not allow for these improvements within
the easements the applicant shall provide an additional qualifying amenity equaling one
point or more with the final plat application.

e. Depict a paved 5-foot micro pathway through Lot 19, Block 1.

f. Pave the gravel path leading to the Kennedy Lateral and enter into a license
agreement with NMID for the use of the gravel access road.

g. Provide a 6-foot open vision fence along Pine Avenue enclosing the open space
and coordinate with the Nampa Meridian Irrigation District for fencing in their
casement.

The proposed plat and subsequent development are required to comply with the
dimensional standards listed in UDC Table 11-2a-6 for the R-8 zoning district.

Prior to the City Engineer’s signature on the final plat, all existing structures that do
not conform to the setbacks of the R-8 zoning district shall be removed.

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, easements, blocks, street buffers, and mailbox placement.

Offt-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.

The Applicant shall comply with all ACHD conditions of approval.

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.

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.
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B. Meridian Public Works

PRE-FLAT CONDITIONS

Wastewater

Distance to Sewer Sewer s in N Black Cat Rd
Servioes
Sewer Shed
Estirmated Project See application
Sewer ERL's
WHAF Declining
Balance
Project Consistent Wit
with WW Master
PlanFacility Flan

Impactyfconcerns | See Public Works Site Speciflc Conditions

Water

Destance to Water ‘Water Available at Ste
Serveies
Pressure Zone i

Estirmated Praject See applecation
Water ERU's
Wates Cuaslity Mona
Project Consistent Yeu
with Water Matter
Plan

Impacts/Conterni Sew Site Specific Conditions

PUBLIC WORKS DEPARTMENT
Sine Specific Comditions of Appraval

2

Ench phase af the development will need 1o be modeled 10 verify mininum fire low pressure is
enaimtied.

Engmeer 1o vendy il there s a well ossite, 15 n well s located on the site i must be abandoned per
repulatory requinements and proof of abasdonment must be provided o the City. Mose that it can
b wsed for pressurieed irmgation ns eithier 3 year | powrce or should back-up.
Water must conmect o the waler maim in S Pine Ave

Ensare thai there is & 20’ casement and ihat all sc1 back requiremenis from the imfiliratien trench
are mel (25 unless matigaton aptions are wied)

Ceencral Condifions of Approval

Apphcant shall coondnate water and sewer maim size and souting with the Public Works
Deparimeni, and ¢xecuic standard forms of casements For amy mains that are roquired o provide
service oulside of a publsc right-of-way, Minimum cover over sewer mains is three feet, if cover
from wop of pipe 10 sub-grade is less than three feel than alermate materials shall be wsed m
conformance nf('il}'nfkh’idlm Puble: Waorks nanlrnuis Standard Sp:tiﬁcahuns
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2 Per Myridhan Cay Codle {MCC), the applcant shall be responsible 10 matall sewer and waier
maxins (o asd thaough this development. Applicant may be elipible for 2 reim borsement
agrecmuni For mnsinichere enhancement per MOC B-5-5

3, The appheant shall provide eassmens(s) for all public water'sewer mams outside of public ngbt of
wiy (include all wader services and bydeanes). The casement wadihs shall by 206fort wide for a
single utility, or h-feet wade for two. The cassments shall not be dedecated via the plai, but
rather dedicated outside the play process wsing ithe Cay of Meridhan's stondard forms. The
casement shall be graphically depicied on the plat for reference purposes. Submi an execwied
cascmenl ion the Form nvailable from Public Worksl, o legal description prepared by an [daho
Licensed Professional Land Surveyor, which mest include the area of the casement {marked
EXHIBIT A) and on 8127 x 117 map with beanngs snd disances (marked EXHIBIT B) fir
review, Both exhibits must be sealed. signed and dated by a Professional Land Sarveyor, DO
NOT RECORD. Add a mote to the plat referencing shis document. Al casemenis must be
submitted, reviewed, and approsed prior 1o development plan approval

4. The Ciy of Mends it Ll d wmpsson systens be suppled by o yesr-romnd
wouree of woter (UDC |1-3B-6) The apphcam should be required o ust any euisting surface o
well water for the primary source. I a surface or well source 15 nol available, a single-pomi
cotmsution o the culmary waker sysiem shall be foqusred, 1T 0 smgle-poind conmection i wilized.
the developer wall be responsible For the payment of assessments For the common arees pros o
pevor 1o regwiving development plon approval,

5 All existimg strectures that are required 1o be removed shall be prior io sipnature on she final plai
by the Cliry Engineer. Amy stractures thet are allowed o remaim shall be subject bo evaluation asd
possible neassagmment of sweel addressing 10 be im compliance with MCC

6. All irnigaton ditches, canals, laterals, or drains. exclasive of natural watcreays, injersocling,
crossing or knying adiacent and contiguows w the area being subdivided shall be addnessed per
U 1 1-3A-6, In porforming sech work, the applicant shall comply wilh ldabo Code 42- 1207
and any other applicable law or regulation

7. Ay wells that will not contimse 1o be used mus be properly sbandoned sccording 1o Idahe Well
Construction Sundards Rules adminisiered by ihe ldaho Deparment of Waier Resources, The
Developer's Engineer shall provide 2 sistement sddresgsing whether there sre any exsting wells in
the development, and of so, low they will conlimg jo b used, o provide nocoad of ther
abandonment,

8 Any existmy scplic systenm within ihis progect shall be removed From sérvice per City Ordinance
Section Y-1-4 and U 4 K. Contact Cemitral Dhstrct Health for ahandomment procedures and
inspections { 081755211

& Sireet signs are 0 be m place, smitary sewer and water svstem shall be approved and actvated,
road base appeoved by ihe Ada County Highway Diseriel and the Fimal Plan for thds subdivaion
shall be recorded, prior 0 applving for building permats,

10. A lewer of eredn or cash surcty in the amound of | 1076 will be required fior all incompleicd
fencing, landscaping. amenitics. ¢lc.. prior io sigRature on the final plat.

11 All improvements related o public Bfe. ssfty and health shall be comgloted prior (o occupancy
of the stracturcs. Where approved by the City Engincer, an owner may posd a performance surety
fior swch improvements in order o obtain City Engineer stenatuse on the final pla &5 set forh in
U | |-5C-38,

12. Apphicant shall be required w pay Public Warks developmeny plan neview, and construction
inapaction fevw, a8 determimed during the plan review process, prsor 1o the msusnee of a plan
approval letier.

13, In shall be the respossbilicy of the applicant (o ¢mssire thal all development Features comply with
the Americnns with Disobsdicies Act and the Fase Howsang Act,

14, Apphicani shall be responsble for applcation and compliance with asy Scction 404 Permisting
that mary be required by the Army Corps of Engmeers.
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C. Nampa & Meridian Irrigation District

Charlene Way

From: Erika Olvera <EOlhera@nmid.org =

Sent: Manday, August 19, 2024 11:17 AM

To: City Clerk

Subject: RE: Development Application Transmittals - Pivot Pointe Sub. H-2024-0029

External Sender - Please use caution with links or attachments.

project menticned above, NMID will withhold further comment until our review is complete.

All private laterals and waste ways must be protected. All municipal surface drainage must be retained onsite. [f
any surface drainage leaves the site, NMID must review drainage plans, Developer must comply with Idaho Code
31-3805.

From: clerk@meridiancity.org <clerk@meridiancity.org=>

Sent: Thursday, August 1, 2024 8:53 AM

To: NMID <NMID@nmid.org=

Subject: Development Application Transmittals - Pivot Pointe Sub. H-2024-0029

Development Application Transmittal
ivision AF., PP H-2024-002%

Link to Project Application: Pivot Pointe S
Hearing Date: September 19, 2024
Assigned Planner: Nick Napoli

Tovview the ity of Meridign Publie Records Repository, (lick lere
The ghove “Link to Project Application™ will provide you with any further information on the project.
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D. West Ada School District (WASD)

Exhibit A

West Ada School District

STUDENT GEMNERATION RATES

Waest Ada School District (WASD) uses a Student Generation Rate (SGR) to determine what
impact future development will have on enrollments. Based on the submitted application
materials, the proposed project will contain 41 single family units and 0 multi-family units
resulting in approximately 24 school-aged children. The proposed project is within the
following school district boundaries, currently, and approval of the project may affect
enrollments at the following schools:

23-24" Enroliment Architectural Capacity

Chaparral Elementary School 533 700
Meridian Middle School 957 1250
Meridian High School 1833 2075
tudent Generation Rates [SGR Total Units Estimated | Architectural
Development Area Zone Single Family | Multi Family [Single Family [Multi Family | Students | Capacity
Chaparral Elementary School .58 0.13 a1 0 24.00 700

*This infarmation is intended as a reference, rather than a decisive toal.

HISTORICAL ENROLLMENTS

The following table includes historical student enrollment data for schools in close proximity to
the proposed development that may be affected by future school boundary changes:

Attendance

Development Area Zone 2023 -2024 | 2022-2023 | 2021-2022 | 2020-2021

Chaparral Elementary School 533 535 537 361
Peregrine Elementary School 454 426 469 390
Ponderosa Elementary School 434 428 464 405
Meridian Middle School 957 1076 1095 1028
Meridian High School 1833 1785 1761 1876
Owhyee High Schoaol 1816 1781 1458 -

MNotes:

» Attendance data per Idaho Department of Education®. WASD also provides historical enroliment
data: httos:fwww. westada.org/page/district-data

* Projects can be built in phases and full impacts not immediate.

= Architectural Capacity = the capacity established at the time a school is designed based on the
number of general education classrooms in the building.*

! https:/ fwww.sde. idaho_gov/Tinance/
? https:/fwww. westada. org/page/facility-plan/
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E. Ada County Highway District (ACHD)

Giben 5 Pacirineg, Presaent

W jraniiy Codd, Vice Pregdent
Jimms Farsr, Comim s nor
Kant Goldhangs, Cosmmitsan
i W Rl rviry, Comnim b n

Crate: July 247, 2024

Tox Sabrina Durtschi, KB Home
Sraff Contact: Matt Pake Planner
Project Description: Pivot Polnte

Trip Generatlon; This developrment is estimated 1o generate 387 vehicle trips per day,
39 vehicle trip por hour in the PM peak hour, based on the Institute of Transportation
Engineers Trip Generation Manual, T edition

Traffic Impact Study

Area Roadway Level of
Service

Is Transit Available?

connecting you to more

&cda Cioanty Higealy Thevkcr« T775 Sdarne SEnees - Caeoen Ciny, 1D - 5374 - PH P08 3376000 - FX 345-76500 « Wewalscndiiare ey
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F. Ada County Development Services

ADA COUNTY
DEVELOPMENT SERVICES
" PAX (208) 277509

[ BUILDING » COMMUNITY PLANNING  » ENGINEERING & SURVEYING  »  PERMITTING

August 7, 2024

Mick Mapoli

Meridian City Planning Department
11 E Broadway Avenue #102
Meridian, Ty 83642

RE: H-2024-0029 / Parcels #512 10325555 and 512103525410/ Pivol Poime Subdivision
Mick,

The City of Mendinn has I'Nl:llhbl::l. fecadback muurdu:u: the pll.l"!ﬂﬂ! annexation with zoming
of R-4 (Medium Low Density Residentialy and a prelimimary plat for the Pivot Pointe
Subdivision, which will consist of 41 detached 1|||1|_Iu-1_1|1ul'_|. homes on T fd=acres pcnl:l:ll:,'
located on the east of Black Cat Road and south of Pine Avemue, specifically on Parcels
SI210325555 and 512103525410, within the City's Area of City Impact

Ada County s sapportive of the apphcation dee 1o the prosimily of the site 1o existing public
services, Goal 2 X oflthe Ada l."l.ﬂ.lnl!:l. 'f'l:rmpru.'l'umu'iu: Plan ETCOUrages residentanl IJI.."\.T.II:IT'IITH:'I'II
to occur ol wrban densibes withm Areas of City Impact where public facihbies are
availuble, As the Fulure Land Use Map of the Mendian Comprehensive Plan, as adopied by
Ada County. designates the site as Weaism Density Residential. whach is primarily mtended for
single-family homes st demsities of three w cight dwelling units per acre, the proposed zoming
of R-4 iMedum Low Density Residential) is compatible with the comprehensive plan

The layout of the development also complies with many of the goals of the Mendian
Comprebensive Plan, with the proposal o dedicaie over 16% of the site as open space. The
proposal bo include a fire pit as a gather place, is suppomed by Goal 3.07.024 of the Meridian
Comprebensive Plan, a5 adopted by Ada County, which encourages usable open space be
incorpomated into new residential subdivisions

Thank you for the opportunity 1o provide commenis and please feel free o contact me with any
quﬂ[iw‘h

Simcerely,

Stocey Yourrington

Swcey Yoarmngion

Community & Regional Planner
Ada County Development Services

V. FINDINGS
A. Annexation and/or Rezone (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 City Council finds the Applicant’s request to annex the subject property with R-8 zoning
and develop single-family detached dwellings on the site at a gross density of 5.3 7units per
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acre is consistent with the density desired in the MDR designation for this property; the
preliminary plat and site design is consistent with the Comprehensive Plan, if all conditions
of approval are met.

2. The map amendment complies with the regulations outlined for the proposed district,
specifically the purpose statement;

The City Council finds the proposed map amendment to R-8 and development generally
complies with the purpose statement of the residential districts in that it will contribute to the
range of housing opportunities available in the City consistent with the Comprehensive Plan.

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

The City Council finds the proposed map amendment should not be detrimental to the public
health, safety and welfare as the proposed residential uses should be compatible with
adjacent single-family residential homes/uses in the area.

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 City Council finds City services are available to be provided to this development.
Comments were not received from WASD on this application so Staff is unable to determine
impacts to the school district.

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

The City Council finds the proposed annexation is in the best interest of the city if revisions
are made to the development plan as recommended.

B. Preliminary Plat and Short Plat (UDC-6B-6)

The City Council finds there are no roadways, bridges or intersections in the general
vicinity that are in the IFYWP or the CIP.

4. There is public financial capability of supporting services for the proposed development;

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

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

The City Council finds the proposed development will not be detrimental to the public health,
safety or general welfare.

6. The development preserves significant natural, scenic or historic features.

The City Council is unaware of any significant natural, scenic or historic features that need
to be preserved with this development.

VI. ACTION
A. Staff:

Staff recommends approval of the proposed annexation with the requirement of a Development
Agreement, and preliminary plat per the provisions in Section IV in accord with the Findings in
Section V.
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B. Commission:

The Meridian Planning & Zoning Commission heard these items on September 19", 2024.
At the public hearing, the Commission moved to recommend approval of the subject
Annexation and Preliminary Plat requests.

1. Summary of Commission public hearing:

a. In favor: Sabrina Durtschi, KB Homes (Applicant)
b. In opposition: None
c. Commenting: None
d. Written testimony: Karla Ehlers; Kathy Gallentine; Natalie Purcell
e. Staff presenting application: Nick Napoli
f.  Other Staff commenting on application: None
2. Key issue(s) of public testimony:
a. Concerns expressed were about the density of the subdivision, traffic and

congestion on the roads, and schools being over capacity.
Key issue(s) of discussion by Commission:
a. Lot 2, Block 1 being removed to provide additional open space.

@

B

Commission change(s) to Staff recommendation:
a. None

Outstanding issue(s) for City Council:

a. None

C. City Council:

The Meridian City Council heard these items on October 15%, 2024. 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 favor: Sabrina Durtschi
In opposition: Karla Ehlers, Natalie Purcell, and Kathy Gallentine
Commenting: None
Written testimony: Karla Ehlers, Natalie Purcell, and Kathy Gallentine
Staff presenting application: Nick Napoli
Other Staff commenting on application: Bill Parsons
ey issue(s) of public testimony:

Concerns with traffic, school capacity, density, and Fuller Park being

overcrowded

Key issue(s) of discussion by City Council:

a. The removal of Lot 2, Block 1 and fencing around the common open space along
Pine Avenue.

City Council change(s) to Commission recommendation:

a. City Council was in favor of the applicant's relocation of Lot 2, Block 1.

Additionally, the council required a new condition regarding fencing around the

common open space.
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VII. EXHIBITS
A. Project Area Maps
(link to Project Overview)

1. Aerial

Legend

() Project Location

ro 2 Area of Impact

iZ City Limits
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2. Zoning Map

Legend

() Project Location

ve 2 Area of Impact

1T City Limits

o Analysis

|

3. Future Land Use

Legend

() Project Location
ve 2 Area of Impact

1T City Limits

o Analysis

Low
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Residential

Industrial
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4. Planned Development Map
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B. Subject Site Photos
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C. Service Accessibility Report

Overall Score: 25

17th Percentile

T N

Location

Extension 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

Trunkshed mains < 500 ft. from parcel

Either not within the 100 yr floodplain or = 2 acres
Response time = 9 min.

Meets response time goals most of the time
Within 1/4 mile of current pathways

Not within 1/4 of current or future transit route

Ultimate configuration (# of lanes in master streets
plan) matches existing (# of lanes)

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)

Either a Regional Park within 1 mile OR a Community
Park within 1/2 mile OR a Neighborhood Park within
1/4 mile walking
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D. Concept Plan (date: 6/25/2024)
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E. Landscape Plan (date: 6/10/2024)
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F. Qualified Open Space Exhibit (date: 10/7/2024)

il

PRELIMINARY PLAT
PIVOT POINTE SUBDIVISION
MERIDIAN, ADA COUNTY, IDAHO
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SUBDMISION (FUTURE) EE
5ok
=z
da
]

b J

g2 e

SR
e

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
FOR (Pivot Point — H-2024-0029) -33-



G. Preliminary Plat (date: 10/7/2024)

PRELIMINARY PLAT SHOWNG

PIVOT POINTE SUBDIVISION ‘.._%..u

LOCATED IN THE NWI /4 OF THE SwW 1/4
OF SECTION 10 T.3N., R.IW. B.M.

ADA COUNTY, MERIDIAN, IDAHO I —
1

SIS

il

PRELIMINARY PLAT

PIWOT POINTE SUBDMISION
MERIDIAN, ADA COUNTY, IDAHO

PRELIMINARY PLAT

SUBDMISION (FUTURE)
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H. Building Elevations (date: 6/10/2024)

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
FOR (Pivot Point — H-2024-0029) -35-



FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
FOR (Pivot Point — H-2024-0029)

-36 -



I. Annexation Legal Description & Exhibit Map

Legal Description
Proposed Pivot Pointe Subdivision - Annexation

A parcel being located in the NVW 3 of the SW % and the SW ¥ of the NW ¥ of Section 10,
Township 3 Morth, Range 1 Wesi, Boize Meridian, Ada County, Idaho, and more particulariy
described as follows:

Commenang ot a Brass Cap monument marking the norhwest cormer of sasd NW ¥ of the SW
%, from which a Brass Cap monument marking the northeast comer of sad NW %4 of the SW %
bears S B9°1108" E a distance of 131858 feet;

Thence along the northerly boundary of said NW ¥ of the SW %% S B8°11°08" E a distance of
524 92 feet to the POINT OF BEGINNING;

Thence leaving said northerly boundary N 0°38°33" E a distance of 18.50 feet to a point on the
centerling of W. Pine Avenue

Thence along said centerline S 89°11°08" E a distance of 793,65 feet 10 a pont on the easterly
boundary of said SW ¥ of the NW M

Thence 5 0°36'33" W along sad easterly boundary and the easterly boundary of said NW ¥ of
the SV ¥, also baing the westerly boundary of Chesterfield Subdivision Mo. 1 as shown in Book
86 of Plats on Pages 11824 through 11628, reconds of Ada County, Idaho, a distance of 435 .58
feel to & paint;

Thence leaving said boundary N 89°21'28" W a distance of 783 80 feet to 2 point.

Thence M 0°3833" E a distance of 420 45 feet to the POINT OF BEGINNING,

Said parcel containg 7 98 acres and is subject o any easaments axisting or in use
Clinten W. Hansen, PLS

Land Solutions, PC
August 89, 2024
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PROPOSED PIVOT POINTE SUBDIVISION ANNEXATION

LOCATED IN THE NW 1/4 OF THE SW 1/4 AND THE SW 1/4 OF THE NW 1/4
OF SECTION 10, TOWNSHIP 3 NORTH, RANGE 1 WEST, BOISE MERIDIAN,
ADA COUNTY, IDAHO

- .,
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J. Common Drive Exhibit:
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