STAFF REPORT
COMMUNITY DEVELOPMENT DEPARTMENT

HEARING  1/11/2022

DATE:

TO: Mayor & City Council

FROM: Alan Tiefenbach
208-884-5533

SUBJECT: MDA, PP, RZ - H-2021-0086
Apex East Subdivision

LOCATION:

Parcel #51405120902, located on the

south side of E. Lake Hazel Road
between S. Locust Grove Road and S.

Eagle Road

PROJECT DESCRIPTION

Request to rezone 32.21 acres of land from R-4 to the R-8 zoning district, development agreement
modification to create a new DA to develop the proposed preliminary plat consisting of 97 residential
building lots and 14 common lots.

SUMMARY OF REPORT

A. Project Summary

Description Details

Acreage 32.21

Future Land Use Designation Medium Density Residential 8-12 du/acre
Existing Land Use(s) Vacant

Proposed Land Use(s)

Lots (# and type; bldg./common)
Phasing Plan (# of phases)
Number of Residential Units (type
of units)

Density (gross & net)

Open Space (acres, total
[%]/buffer/qualified)

Amenities

Physical Features (waterways,
hazards, flood plain, hillside)
Neighborhood meeting date; # of
attendees:

History (previous approvals)

Single Family Residential

97 building lots, 11 common lots, 3 common driveway lots
2 phases

97

3 du/ac gross, 5.1 du/ ac net
7.05 acres of qualified open space (21.89 %)

Two one-acre parks, tot lot, picnic area, pathway along the
southern property line.
Farr Lateral parallels the east property line.

September 1, 2021, no attendees

AZ H-2015-0019, DA Inst. 2016-007075
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B. Community Metrics

Description Details
Ada County Highway District
o Staff report (yes/no) No

Access (Arterial/Collectors/State
Hwy/Local)(Existing and Proposed)
Stub Street/Interconnectivity/Cross
Access

Existing Road Network

Existing Arterial Sidewalks /
Buffers

Proposed Road Improvements

Access will occur from S. Recreation Ave (a new
collector) via E. Lake Hazel Rd.

Two stubs — one to the south and one to the east (both
connect to presently undeveloped properties).

E. Lake Hazel Rd

None along the subject property. 25 ft. wide buffer is
required along E. Lake Hazel Rd., 20 ft. wide buffer
required along S. Recreation Ave. 10 ft. pathways will be
constructed along E. Lake Hazel Rd. and both sides of S.
Recreation Ave.

The applicant will be constructing S. Recreation Ave. from
E. Lake Hazel Rd. to a cul-de-sac at the south property
line.

Fire Service

e Distance to Fire Station

e Fire Response Time

e Resource Reliability

e Risk Identification

e  Accessibility

e  Special/resource needs
e  Water Supply

e Other Resources

3.1 miles to Fire Station 4. Will be adjacent to Fire Station
7 when it is constructed.

Presently > 5 minutes, will change when Fire Station 7 is
completed.

> 78%

2, resources are not adequate

Yes

Aerial device will be required

1,000 gpm required

None

Police Service

e No comments

Wastewater

e Flow is committed

e Applicant must ensure no sewer services pass through infiltration trenches.

Water
e Distance to Water Services | 0
e  Pressure Zone 5
e  Water Quality No concerns
e Project Consistent with Yes

Water Master Plan
e Comments

e Eliminate the water main in E Wickham St. and install it
in the common driveway at the northwest corner into S
Recreation Ave.

o Coordinate with the CDA project to stub water main
from S Recreation Ave. to the common drive.
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Project Area Maps

Future Land Use Map Aerial Map

Zoning Map Planned Development Map
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APPLICANT INFORMATION
A. Applicant Representative:

Josh Beach, Brighton Development Inc. — 2929 W. Navigator Wy, Boise, ID 83713

B. Owner:

Brighton Development — 2929 W. Navigator WYy, Boise, ID 83713

IV. NOTICING
Planning & Zoning City Council
Posting Date Posting Date
Newspaper Notification 11/30/2021
Radius notification mailed to
properties within 300 feet 1171212021
Nextdoor posting 11/28/2021
Sign Posting 12/02/2021

V. STAFF ANALYSIS

The property was annexed and zoned R-4 as part of the South Meridian Annexation (H-2015-0019).
This annexation consisted of 1322.14 acres of land. There were numerous development agreements
associated with this annexation; each development agreement was specific to the property being
annexed.

The subject property is governed by the Murgoitio Development Agreement (Inst. #2016-007075).
This DA allows County operations to continue until the property is developed. At the time the
property was annexed, the City anticipated the rezone and platting of the subject property. Prior to
any development, the DA requires a development plan be approved and anew DA created at no cost
to the applicant.

A. Development Agreement Modification

Section 4.2 of the development agreement states “no change in the uses specified in this
Agreement shall be allowed without modification of this agreement.”

Section 20.1 of the DA states ““no condition governing the uses and / or conditions governing re -
zoning 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.”

Section 5.1.2 of the development agreement states ““future development of the property shall
comply with all bulk, use and development standards of the R-4 zoning district.”

The purpose of this DA Modification is to include the proposed preliminary plat, landscape plan
and proposed elevations as the approved development plans for the property.

If the property were rezoned to R-8 to allow the development as proposed, the new DA should
require compliance with the preliminary plat, landscape plan and conceptual building elevations
in the Exhibit section below.
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. Zoning:

This application proposes to rezone from R-4 to R-8. The property to the west (Discovery Park) is
zoned R-4. To the east of the property is land still within Unincorporated Ada County. To the
north of the property (across E. Lake Hazel Rd.) is R-40 and R-15 zoning.

The R-8 Zoning District requires a minimum lot size of 4,000 sg. ft. and minimum street frontage
of 40 ft. The Preliminary Plat Data Table for this proposal indicates a minimum lot size of 6,967
sg. ft. and an average lot size of 8,485 sq. ft. These are lot sizes which are smaller than the Keep
subdivision to the east, but larger lot sizes than the Impressive East Ridge and Lavender Heights
Subdivisions across E. Lake Hazel Rd. to the north. The lot sizes are well within the FLUM
designation of MDR, which allows densities of between 3-8 dwelling units per acre. The
minimum 40 ft. street frontage is exceeded on all lots.

. Future Land Use Map Designation (https://www.meridiancity.org/compplan)

This property is designated Medium Density Residential on the City’s Future Land Use Map
(FLUM) contained in the Comprehensive Plan. This designation allows for dwelling units at
gross densities of three to eight dwelling units per acre. Density bonuses may be considered with
the provision of additional public amenities such as a park, school, or land dedicated for public
services.

As mentioned in the zoning section above, the gross density is 3 du / acre and the net density is
5.1 du/ acre. This is well within and on the low end of the designated density for the site.
Therefore, Staff finds the proposed preliminary plat and requested R-8 zoning district to be
generally consistent with the Future Land Use Map designation of Medium Density Residential.

. Comprehensive Plan Policies (https://www.meridiancity.org/compplan):

Encourage a variety of housing types that meet the needs, preferences, and financial capabilities
of Meridian’s present and future residents. (2.01.02D)

The building elevations show a single-family attached product proposed for this development.
Single-family attached housing tends to result in a more affordable product, which is a more
attainable product for first time home buyers and / or younger families. This contributes to the
variety of housing types that meets the needs, preferences, and financial capabilities of
Meridian’s present and future residents.

With new subdivision plats, require the design and construction of pathway connections, easy
pedestrian and bicycle access to parks, safe routes to schools, and the incorporation of usable
open space with quality amenities.” (2.02.01A)

The proposed plat depicts 5 ft. wide detached sidewalks on both sides of roads internal to the
subdivision, with 8 ft. parkways. There are also 10 ft. wide pathways on E. Lake Hazel Rd., along
both sides of S. Recreation Ave., and running along the south property line to the Farr Lateral
east of the site. The pathways provide a necessary link to the greater pathway system and provide
pedestrian access to Discovery Park across the street although staff believes a segment of the
southernmost pathway needs a slight realignment as described in the pathways section below.

“Require pedestrian access in all new development to link subdivisions together and promote
neighborhood connectivity.” (2.02.01D)

As mentioned above, 5-ft. wide detached sidewalks are provided along all internal roadways, and
there are 10 ft. wide pathways along both sides of S. Recreation Ave., E. Lake Hazel Rd. and the
south perimeter of the property to the Farr Lateral. The sidewalks stub to the east and south, and
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the pathways provide connectivity to Discovery Park on the opposite side of S. Recreation Ave.
and future development to the south.

“Permit new development only where it can be adequately served by critical public facilities and
urban services at the time of final approval, and in accord with any adopted levels of service for
public facilities and services.” (3.03.03F)

The development can be adequately served by critical public facilities and urban services. Water
and sewer will be extended from S. Recreation Ave. at the west.

Reduce the number of existing access points onto arterial streets by using methods such as cross-
access agreements, access management, and frontage/backage roads, and promoting local and
collector street connectivity. (6.01.02B)

This development does not take access from E. Lake Hazel Rd. (an arterial road). Two points of
access are proposed from S. Recreation Ave., a new collector that will be constructed by the
applicant and will also provide access to Discovery Park and the South Meridian Fire Station No
7 and Police substation. Two internal stubs to the south and east are being provided.

Existing Structures/Site Improvements:
The property is presently vacant.
Proposed Use Analysis:

Single-family dwellings are listed as a principal permitted use in the R-8 zoning districts in UDC
Table 11-2A-2. Per UDC 11-5B-8, design review is required for all new attached residential
structures of more than one unit.

. Dimensional Standards (UDC 11-2):

The preliminary plat and future development is required to comply with the dimensional
standards listed in UDC Table 11-2A-6 for the R-8 district. All proposed lots and public streets
appear to meet UDC dimensional standards per the submitted preliminary plat. This includes
minimum lot size of 4,000 sq. ft., and required street frontages of at least 40 ft. Development of
the subdivision is required to comply with the subdivision design and improvement standards
listed in UDC 11-6C-3.

UDC 11-6C-3- regulates block lengths for residential subdivisions. Staff has reviewed the
submitted plat for conformance with these regulations. 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. No block length exceeds 750 ft.

Three common driveways are proposed with this subdivision. The applicant has provided
common drive exhibits which demonstrate no more than 3 units are served whereas a maximum
of 4 units are allowed. The common driveways meet the minimum width of 20" and does not
exceed the maximum length of 150°. The common driveways show landscaping of at least five
feet wide along one side of each common driveway.

The elevations that were submitted suggest single family attached, although the plat as submitted
does not reflect an even number of lots and does not indicate which lots would contain the
attached product. Prior to Council, the applicant should revise the plat to depict the single family
attached lots (zero setback side lot lines).
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H. Access (UDC 11-3A-3):

The property abuts E. Lake Hazel Rd. to the north, although it will not take access from this road.
Lake Hazel Road is improved with 2-travel lanes and there is no curb, gutter or sidewalk abutting
the site. There is 50-feet of right-of-way for Lake Hazel Road. Lake Hazel Road is planned to be
widened to 5-lanes from Locust Grove Road to Eagle Road between 2036 and 2040.

The plat proposes two access points from a new collector road (S. Recreation Ave.) which
parallels the west property line. Primary access will occur at approximately the middle of the
subject property’s western property line (shown as E. Wickham Street). There will be a second
southern access which will align with a drive aisle into Discovery Park (shown on the plat as E.
Ambition Dr). S. Recreation Ave. will also provide primary access to Discovery Park as well as
the South Meridian Fire Station No 7 and Police Substation. Two stub streets are proposed at the
southeast portion of the property; one stubbing to the south and one stubbing to the east.

Per an Interagency Cooperative Development Agreement (Instr. 2016-007073), Brighton
Development is required to construct S. Recreation Ave. (the new north/south collector) from a
cul-de-sac at the south property line to Lake Hazel Road. They will also be required to install 10
ft. wide pathways on both sides of this collector.

ACHD has responded a traffic impact study is not required and has not submitted additional
comments as of time of this staff report.

I. Parking (UDC 11-3C):

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. Future development
should comply with these standards.

J. Pathways (UDC 11-3A-8):

The Meridian Pathways Master Plan shows a 10 ft. wide multiuse pathway running along the
site’s northern property line and turning north (crossing E. Lake Hazel Rd.) at the site’s eastern
property line. The Pathways Plan also shows a 10 ft. wide multiuse pathway along the western
side of S. Recreation Ave. The Plan shows another 10 ft. wide pathway connecting from S.
Recreation Ave to the Farr Lateral along the southern property line. The landscape plan indicates
10’ ft. wide pathways along all these alignments. In addition, although not shown on the pathway
plan nor required by ACHD, the development also proposes a 10 ft. wide pathway on the east
side of S. Recreation Ave. as well.

Staff does think the southern pathway (connecting to the Farr Lateral) should align with the
eastern entrance into Discovery Park on the opposite side of S. Recreation Ave. (see the color
landscape plan in Section VII). Staff has concerns the westernmost segment of the pathway will
encourage people to cross S. Recreation Ave. out of a designated crosswalk or “cut across” the
open space in the vicinity of the Williams Pipeline Easement. Staff recommends the plat and
landscape plan be revised to provide a more direct and aligned connection between the
southernmost pathway and the entrance into Discovery Park.

Sidewalks (UDC 11-3A-17):

Five-foot detached sidewalks are proposed along internal streets in accord with the standards
listed in UDC 11-3A-17. All detached sidewalks include parkways which are meet the minimum
8 ft. with and are landscaped as required per 11-3A-17.
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K. Parkways (UDC 11-3A-17):

Parkways are provided between the detached sidewalks and road on both sides of all local roads.
As mentioned above, all parkways meet the requirements of 11-3A-17 and 11-3B-7 including at
least 8 ft. in width and landscaped with at least 1 tree per 35 feet.

L. Landscaping (UDC 11-3B):

UDC 11-2A-6 requires 25 ft. wide buffers along arterial roads (E. Lake Hazel Rd.) and 20 ft.
wide buffers required along collector roads (S. Recreation Ave). The landscape plan reflects a
buffer of more than 75 ft. along E. Lake Hazel Rd., and a buffer of at least 50 ft. in width along S.
Recreation Ave. The detached pathways are in these buffers, there are parkways of at least 8 ft. in
width, and the landscape buffers meet the minimum planting requirements of 1 tree per 35 linear
feet. Internal sidewalks also contain parkways of at least 8 feet in width. As described below,
there are three parks provided with this subdivision that meet the density requirements of 1 tree
per 8,000 sq. ft. The landscape plan indicates there are no healthy existing trees meeting the
preservation requirements on the property.

M. Qualified Open Space (UDC 11-3G):

11-3G-3 has recently been revised to require 15% of qualified open space for properties within
the R-8 zoning district. The applicant has submitted an open space exhibit which reflects 21.8%
(7.05 acres) of qualified open space. This includes two one-acre parks at the south perimeter of
the property, a ¥2-acre park toward the center of the development, 100% of the collector buffers,
Y of the arterial buffer, and several trail corridors meeting the minimum requirements of 20 ft. in
width, 50 ft. long and with an access at each end.

The open space exhibit includes the 55 ft. wide Farr Lateral easement along the eastern property
line. UDC 11-3G-3B states protective buffers a minimum of ten feet (10’) in width dedicated for
active access along laterals or ditches may count toward meeting the open space minimum
requirements. However, as presently shown, staff is unsure this area provides the *“active access”
required to be counted as qualified open space. Because this lateral is behind existing homes, staff
also has concerns regarding visibility and whether this area would comply with Crime Prevention
Through Environmental Design (CPTED) standards. As a condition of approval, staff is
recommending that prior to Planning Commission, the plat and landscape plan be revised to
provide access to some or all of the open area shown along the Farr Lateral. Only areas accessible
and useable to the residents as open space should be included on the open space exhibit. Also, if
this area is to be credited as qualified open space, it should be landscaped as required by UDC 11-
3B unless otherwise prohibited by the irrigation district.

N. Qualified Site Amenities (UDC 11-3G):

Based on the area of the proposed plat (32.1 acres), 6 amenity points are required. This
application proposes two open space parks larger than one-acre (6 points), a %2 acre parcel at the
center, a picnic area (2 points), a tot lot (1 point), and more than ¥z mile of multi-modal pathway
(4) points. This application exceeds the minimum requirements.

0. Waterways (UDC 11-3A-6):

The Farr Lateral runs along the eastern property line. The applicant has requested a waiver from
UDC 11-3A-6 which requires piping the lateral with the explanation that piping the lateral would
be cost-prohibitive. The landscape plan reflects turf sod in this area. Coordination will be ongoing
with the irrigation district managing the waterways to meet their requirements.
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P. Fencing (UDC 11-3A-6, 11-3A-7):

The landscape plan includes a fencing plan. 6 ft. high wooden fencing is provided along the S.
Recreation Ave. landscape buffer, and along the side of interior trail connections adjacent to
residential lots (leaving them visible from the roads). Open style metal fencing is provided along
the portions of the open spaces visible from the internal roads, and along the portions of the Farr
Lateral that are not visible from E. Lake Hazel Rd. The fencing appears to meet the requirements
of 11-3A-6 and 11-3A-7.

Q. Utilities (UDC 11-3A-21):

Public services are available to accommodate the proposed development. Water and sewer will be
extended from S. Recreation Ave to the east.

A 75 ft. wide Williams Pipeline Easement is indicated at the southwest corner of the property.
The plat contains this easement within common lots. The landscape plan shows these common
lots landscaped with sod. There are no trees shown within this easement.

R. Building Elevations (UDC 11-3A-19 | Architectural Standards Manual):

The Applicant has submitted building elevations of the single-family attached homes for this
project (see Section VI.F below).

The single-family attached homes are depicted as one and two-story structures with attached
garages and a variety of architectural elements and finish materials including gabled roofs,
covered porches, dormers, and lap siding. The submitted sample elevations appear to meet design
requirements for single-family homes but do not include elevations of the sides or rears of
structures.

A large number of the houses will be very visible from E. Lake Hazel Rd. and S. Recreation Ave.
Therefore, staff recommends a condition that the rear and/or sides of 2-story structures that face
E. Lake Hazel Rd. and S. Recreation Ave. 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. Single-story structures are exempt from this requirement.
Single-family attached structures require administrative design review approval prior to applying
for a building permit.

VI. DECISION
A. Staff:

1. Staff recommends approval of the requested rezoning, development agreement modification
and preliminary plat with the conditions noted in Section VIII. per the Findings in Section IX.
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The Meridian Planning & Zoning Commission heard this item on December 16, 2021. At the
public hearing, the Commission moved to deny the subject rezoning, preliminary plat and
development agreement modification request.
1. Summary of the Commission public hearing:
In favor: Josh Beach and Mike Wardle
In opposition: None
Commenting: Josh Beach and Mike Wardle. Josh Beach noted the elevations that were
submitted were the wrong elevations and the development would be entirely single
family detached.
Written testimony: None
Staff presenting application: Alan Tiefenbach
Other Staff commenting on application: None
ey issue(s) of public testimony:
Wendy representing the Southern Rim Coalition commented that people are very
disappointed with the “steps ups” that were occurring. She mentioned citizens were not
aware of the development agreement that anticipated future rezonings. She mentioned
too much R-4 property was being rezoned to R-8, and allowing this rezoning would set
a precedent for additional requests for R-8 zoning.
b.  Several other citizens testified in opposition with concerns being density, and precedent
that would be set by continuing to rezone from R-4 to R-8.
Key issue(s) of discussion by Commission:
a. Commissioners expressed concerns with lots in the vicinity of the common drive at the
northwest portion of the property, and there could be future issues with parking and
trash services. They also commented it appeared too many lots were “squeezed in
there.” They suggested eliminating the common drive and creating more “pie shaped”
lots in this area and /or putting a “knuckle” in there.
Commissioners suggested the applicant make additional adjustments in the circle
surrounding Lot 1, Block 6 to create more useable open space.
Commissioners commented that they would prefer the common drives to be eliminated.
Commissioners suggested putting a pathway adjacent to the Farr Lateral Easement,
directly behind all the houses to the east.
e. Commissioners did not support the precedent of continuing to rezone R-4 property to R-
8.
f.  Commissioners noted most of this already met R-4 standards, so they would prefer it
just be reconfigured to meet R-4.
Commission change(s) to Staff recommendation:

a. Commissioners recommended denial.
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VII. EXHIBITS
A. Rezoning Exhibit (date: 10/11/2021)

Page 11




Page 12




B. Preliminary Plat (date: 10/11/2021)
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C. Phasing Plan (Date: October 2021)
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Color Landscape Plan (date: 10/11/2021)

Sso / Staff recommends this
~\

pathway line up with the
eastern entrance into
Discovery Park
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D. Fence Exhibit (date: 10/11/2021)

SYMBOLS

CESCRIPTION
—( O 6" HEIGHT STAINED CEDAR. SEE PFL4.0-6.
{} { 5'

HEIGHT OPEN WISION METAL FEMCE. SEE PPL4.0—5.
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If this is going to be credited as qualified
open space, there should be a connection
to useable open space along the Farr
Lateral in this area

E. Common Open Space Exhibit (date: 10/,

LEGEND

- PARKWAY (QUALIFIED OPEM SPACE)

COMMON LOT (QUALIFIED OPEN SPACE)

COMMON LOT (MOT QUALIFIED OPEN SPACE)

If this is going to be
credited as qualified
open space, there
should be a
connection to useable
open space along the
Farr Lateral in this
area
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F. Common Driveway Exhibits (date: 10/11/2021)
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G. Conceptual Elevations (date: 10/11/2021)
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VIII. CITY/AGENCY COMMENTS & CONDITIONS
A. PLANNING DIVISION
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http://www.meridiancity.org/public_works.aspx?id=272

. MERIDIAN FIRE DEPARTMENT

https://weblink.meridiancity.org/WebLink/DocView.aspx?id=243086&dbid=0&repo=MeridianC
ity

. ACHD

https://weblink.meridiancity.org/WebLink/DocView.aspx?id=243094&dbid=0&repo=MeridianC
ity

. NAMPA & MERIDIAN IRRIGATION DISTRICT

https://weblink.meridiancity.org/WebLink/DocView.aspx?id=244628&dbid=0&repo=MeridianC
ity

BOISE PROJECT BOARD OF CONTROL
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=244307 &dbid=0&repo=MeridianC
ity

. DEPARTMENT OF ENVIRONMENTAL QUALITY
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=244320&dbid=0&repo=MeridianC
ity
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IX. FINDINGS
A. REZONE (UDC 11-5B-3E)

Required Findings: 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;

Commission finds rezoning of the subject site with an R-8 zoning designation is not consistent
with the Comprehensive Plan MDR FLUM designation for this property.

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

Commission finds the lot sizes and layout proposed will not be consistent with the purpose
statement of the residential districts that more diverse 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;

Commission finds that the proposed zoning map amendment would be detrimental to the public
health, safety, or welfare. Commission considered oral or written testimony that was provided
when determining this finding.

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

Commission finds that the proposed zoning amendment will not result in any adverse impact
upon the delivery of services by any political subdivision providing services to this site.

5. The annexation (as applicable) is in the best interest of city
This property is already within the City.
B. PRELIMINARY PLAT (UDC 11-6B-6)

In consideration of a preliminary plat, combined preliminary and final plat, or short plat, the
decision-making body shall make the following findings: (Ord. 05-1170, 8-30-2005, eff. 9-15-
2005)

1. The plat is in conformance with the comprehensive plan and is consistent with this unified
development code; (Ord. 08-1372, 7-8-2008, eff. 7-8-2008)

Commission finds the proposed plat is generally not in conformance with the comprehensive
plan.

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

Commission finds public services can be made available to the subject property and will be
adequate to accommodate the proposed development.
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The plat is in conformance with scheduled public improvements in accord with the city's
capital improvement program;

Commission finds the proposed plat is in substantial conformance with scheduled public
improvements in accord with the City’s CIP.

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

Commission 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

Commission finds the proposed development will be detrimental to the public health, safety
or general welfare.

The development preserves significant natural, scenic or historic features. (Ord. 05-1170, 8-
30-2005, eff. 9-15-2005)

The Farr Lateral parallels the eastern property line, but are not natural features. According
to the landscape plan, there are no healthy trees onsite meeting the requirements for
preservation.
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