BEFORE THE MERIDIAN CITY COUNCIL

HEARING DATE: FEBRUARY 10", 2026
ORDER APPROVAL DATE: FEBRUARY 24™, 2026

IN THE MATTER OF THE
REQUEST FOR FINAL PLAT
CONSISTING OF 64 BUILDING
LOTS AND 11 COMMON LOTS ON
20.667 ACRES OF LAND IN THE R-
8 ZONING DISTRICT FOR APEX
NORTHWEST SUBDIVISION NO. 7.

CASE NO. FP-2025-0034
ORDER OF CONDITIONAL
APPROVAL OF FINAL PLAT

BY: BRIGHTON CORPORATION
APPLICANT

N N N N N N N N N N N N N

This matter coming before the City Council on February 10", 2026 for final plat approval
pursuant to Unified Development Code (UDC) 11-6B-3 and the Council finding that the
Administrative Review is complete by the Planning and Development Services Divisions of the
Community Development Department, to the Mayor and Council, and the Council having
considered the requirements of the preliminary plat, the Council takes the following action:

IT IS HEREBY ORDERED THAT:

1. The Final Plat of “PLAT SHOWING APEX NORTHWEST SUBDIVISION NO.
7 SUBDIVISION, LOCATED IN THE EAST 2 OF THE SOUTHEAST % OF
SECTION 31, TOWNSHIP 3 NORTH, RANGE 1 EAST, BOISE MERIDIAN,

MERIDIAN, ADA COUNTY, IDAHO, 2025, HANDWRITTEN DATE:
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DECEMBER 15%, 2025, by AARON L. BALLARD, PLS, SHEET 1 OF 5,” is
conditionally approved subject to those conditions of Staff as set forth in the staff
report to the Mayor and City Council from the Planning and Development
Services divisions of the Community Development Department dated February
10%, 2026, a true and correct copy of which is attached hereto marked “Exhibit
A” and by this reference incorporated herein.

2. The final plat upon which there is contained the certification and signature of the
City Clerk and the City Engineer verifying that the plat meets the City’s
requirements shall be signed only at such time as:

2.1 The plat dimensions are approved by the City Engineer; and
2.2 The City Engineer has verified that all off-site improvements are
completed and/or the appropriate letter of credit or cash surety has been

issued guaranteeing the completion of off-site and required on-site
improvements.

NOTICE OF FINAL ACTION
AND RIGHT TO REGULATORY TAKINGS ANALYSIS
The Applicant is hereby notified that pursuant to Idaho Code § 67-8003, the Owner may
request a regulatory taking analysis. Such request must be in writing, and must be filed with the
City Clerk not more than twenty-eight (28) days after the final decision concerning the matter at
issue. A request for a regulatory takings analysis will toll the time period within which a Petition

for Judicial Review may be filed.
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Please take notice that this is a final action of the governing body of the City of
Meridian, pursuant to Idaho Code § 67-6521. An affected person being a person who has an
interest in real property which may be adversely affected by this decision may, within twenty-

eight (28) days after the date of this decision and order, seek a judicial review pursuant to Idaho

Code§ 67-52.
By action of the City Council at its regular meeting held on the day of
, 2026.
By:
Robert E. Simison
Mayor, City of Meridian
Attest:

Chris Johnson
City Clerk

Copy served upon the Applicant, Planning and Development Services Divisions of the Community
Development Department and City Attorney.

By: Dated:

ORDER OF CONDITIONAL APPROVAL OF FINAL PLAT
FOR (APEX NORTHWEST SUBDIVISION NO. 7 — FP-2025-0034)
Page 3 of 23



Exhibit A

STAFF REPORT d/[]é IDIAN

COMMUNITY DEVELOPMENT DEPARTMENT

HEARING  02/10/2026 Legend
DATE: () Project Location

TO: Mayor & City Council va= Area of Impact
iT City Limits

FROM: Nick Napoli, Associate Planner

nnapoli@meridiancity.org

SUBJECT:  Apex Northwest No. 7
FP-2025-0034

LOCATION: Near the northwest corner of S. Locust
Grove Rd. & E. Lake Hazel Rd., inthe E ~
Y% of the SE % of Section 31, Township
3N., Range 1E.

I. PROJECT DESCRIPTION

Final Plat consisting of sixty-four (64) single family building lots and eleven (11) common lots on
20.667 acres of land in the R-8 zoning district for the Apex Northwest Subdivision No. 7. Alternative
Compliance to the pathway landscaping requirements in UDC 11-3B-12 for landscaping in the
Williams Pipeline easement.

II. APPLICANT INFORMATION
A. Applicant:

Amanda McNutt, Brighton Corporation — 2929 W. Navigator Drive, Suite 400, Meridian ID
83642

B. Owner:
Brighton Development Inc.— 2929 W. Navigator Drive, Suite 400, Meridian ID 83642
C. Representative:

Same as Applicant

II1. STAFF ANALYSIS
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Staff has reviewed the proposed final plat for substantial compliance with the approved preliminary
plat Apex Farr (H-2024-0014) in accord with the requirements listed in UDC 11-6B-3C.2. This plat
incorporates sixty-four (64) lots of the three hundred and eighty-one (381) that were approved as a
part of Apex Farr Subdivision. The phasing plan is consistent with the approved preliminary plat and
recorded development agreement; however, the central portion of this phase has been reoriented with
a slightly different lot and open space configuration that remains consistent with the approved
preliminary plat but results in seven (7) fewer residential lots.,

In order for the proposed final plat to be deemed in substantial compliance with the approved
preliminary plat as set forth in UDC 11-6B-3C.2, the number of buildable lots cannot increase, and
the amount of common area cannot decrease. Since the number of buildable lots decreased and the
amount of common open space has increased slightly, Staff deems the proposed final plat to be in
substantial compliance with the approved preliminary plat as required.

ALTERNATIVE COMPLIANCE
The Applicant requests Alternative Compliance to the following standards:

UDC 11-3B-12-2: “The landscape strips shall be planted with a mix of trees, shrubs, lawn, and/or
other vegetative ground cover. There shall be a minimum of one (1) tree per one hundred (100) linear
feet of pathway. If this calculation results in a fraction of five (5) or greater, round up to an additional
tree; if the calculation results in a fraction less than five (5), round the number down.”

Due to the ten (10) foot multi-use pathway being in the Williams Pipeline easement, the applicant
cannot plant the required trees and shrubs along the pathway. As a result, the applicant has proposed
an alternative by planting the trees and shrubs in micro pathway lots that connect to the ten (10) foot
multi-use pathway which is outside of the easement. The applicant states that they will still be able to
plant flowers, planter beds, and sod throughout the Williams Pipeline easement with the trees and
other larger plantings being in the pockets outside of the easement.

Staff finds the Applicant’s Alternative Compliance provides an equal means of meeting the
intent and purpose of the requirement as analyzed below in the required findings for
Alternative Compliance:

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

The Director finds that strict adherence or application of the requirements listed in
UDC 11-3B-12-2 is not feasible.

2. requirements; and

The Director finds the proposed alternative compliance provides an equal means for
meeting the requirements by still providing the required landscaping on site. The
applicant proposes to meet the required number of trees by placing them in common
lots that lead to the pathway inside the pipeline.

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

The Director finds the proposed alternative means of compliance to the standards
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listed above will not be materially detrimental to the public welfare or impair the
intended uses and character of surrounding properties.

IV. DECISION

Staff recommends approval of the proposed final plat with the conditions noted in Section VI of this
report.

V. EXHIBITS
A. Preliminary Plat Apex Farr (dated: 05/01/24)
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B. Final Plat (dated: 12/15/25)
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C. Landscape Plan (dated: 12/05/2025)
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VI. CITY/AGENCY COMMENTS & CONDITIONS
A. Planning Division

1. Applicant shall meet all terms of the approved annexation (H-2024-0014 (Apex Farr);
Development Agreement Inst. #2024-069485; applications approved for this site.

2. The applicant shall obtain the City Engineer’s signature on the final plat within two (2) years of
City Council’s approval of Apex Farr on October 22", 2024 in accord with UDC 11-6B-7, in
order for the preliminary plat to remain valid; or, a time extension may be requested.

3. Prior to submittal for the City Engineer’s signature, have the Certificate of Owners and the
accompanying acknowledgement signed and notarized.

4. The final plat prepared by KM Engineering, dated: 12/15/2025, included in Section V.B shall be
revised as follows:

a. Note #10: Include the recorded instrument numbers for the ACHD temporary license
agreement.

b. Note #11: Include the recorded instrument number of the ACHD permanent easement.
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A copy of the revised plat shall be submitted with the final plat for City Engineer
signature.

5. The landscape plan prepared by KM Engineering, dated 05/24/2024, included in Section V.C,
shall be revised as follows:

a. Include trees, shrubs and lawn or vegetative groundcover along with the trees within the
landscape strips along the multi-use pathway adjacent to the McBirney lateral in accord
with the standards listed in UDC 11-3B-12C or apply for alternative compliance.

b. All required landscape areas shall be at least 70% covered with vegetation at maturity,
with mulch used under and around the plants in accord with UDC 11-3B-5N. Either
depict detailed landscaping in the areas where a green cross-hatch symbol is used for
shrubs, perennials or grasses that demonstrates compliance with this requirement; or,
include a note in the plant schedule for the cross-hatched area that states compliance with
this standard.

c. Revise the landscape plan to meet the enhanced landscape buffer requirements along
Collectors and Arterials as listed in the conditions for the Apex Farr development.

d. Depict no parking signage on the landscape plan along the common drives in this phase
of the subdivision.

6. Off-street parking is required to be provided for all residential units in accord with the standards
listed in UDC Table 11-3C-6 based on the number of bedrooms per unit.

7. The alternative compliance request to the standards in UDC 11-3B-12-2 is approved for the Apex
Northwest No. 7 plat.

8. A 14-foot wide public use easement for all multi-use pathways (Lot 2, Block 15) shall be
submitted to the Planning Division and approved by City Council prior to submittal for City
Engineer’s signature on the final plat(s).

9. Homes within the development shall be generally consistent with the building elevations
referenced in the Development Agreement (Inst. #2024-069485).

10. Prior to signature of the final plat by the City Engineer, the applicant shall provide a letter from
the United States Postal Service stating that the applicant has received approval for the location of
mailboxes. Contact the Meridian Postmaster, Matthew Peterson, at 208-887-1620 or
Matthew.W.Peterson@usps.gov for more information.

11. Homes on lots that abut the collector street (i.e. S. Apex Way, E. Crescendo Street, and S. Locust
Grove Road) will be highly visible; therefore, the rear and/or side of structures on these lots (i.e.
Lots 15-38, Block 15; Lots 2-8, Block 22) 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.

12. The applicant shall comply with the common drive standards in UDC 11-6C-3C and the exhibits
included with this application. In addition, the applicant shall install no parking signs along the
common drives in the required 5-foot landscape strip.
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13. Address signage shall be provided at the alley entrances off the public streets for homes that don’t
have frontage on a public street. Address numbers shall also be provided on the rear of structures
visible from the alley for emergency responders.

14. Staft’s failure to cite specific ordinance provisions or conditions from the preliminary plat and/or
development agreement does not relieve the Applicant of responsibility for compliance.
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B. Public Works

HITE SPECIFIC CORITH RS

CEEM R AL CORIRTHRNS:

I. Samnisry sewer service io this develog i Rabede wia. el o exeieng mains adjscent o
the development. The applican M|M|mmmwmmmm“ applican shall
condinaie main sive and routing with the Pablic Works Deparins foams

of casemeenis mwmmmrﬂuﬂmmmm H—:Tu.rn COFFET OVET SEWET
i s three feet, of cover fram top of pipe to sub-grade is less than three foet than abemae
materiaks shall be wed in conformance of Uity of Meridian Puble Works Depanments Stndand
Specifications.

2. Wader service to this site is available via exiension of exksting masmes sdjacent i the development
The applicant shall be responsible o instll watsr mains o and throsgh this development,
coondinaie main sige and routeg with Pablic Works.

3. All improvensents redated dn pablic life, safiety and health shall be completed prior to aocuy
oo Ehe sinsctarcs. Whene spproved by the Uity Enginess, an owner may post a perfnmsance surety
for spch improvements i onder to obiain City Engineer sipnatare on the final plat as set forth in
LI D 1-50-30.

4. Upon ol the landscaping and poor i nspechon by PMannisg Depatment staft, the
applecant shall provede o wnticn comificate of completon as st fonh m DDC DT-3E-145.

5. A letter of credit or cash surety in the amount of 110% will be requined for all imcomplete
i f zeal i, [t B0 ure om the final plat.

. The City of Mendian requarcs that the owner post with the (dy o perfirmance surety in the
amount of 125% of the total construction cost for all iete sewer, waler infrastructure firsss

to final plat signatare. “This surety will be verified by  line item cost edtimate provided by the
owmer o the City. The applicent shall be regained to enter ingo & Development Surety Agr

with thee ity af Meridian. The sursty can be posied in the forms of an imevocable letier of credit,
cash deposit or bond. Applicant must file an application for surety, which can he foand on the
Community Devebopment Deparmeent wehsse . Please contaer Land Development Service for
msore information ot 3572211,

7. The City of Mendian reqgmres that the owner post i the Uity & wanmanty surety in the amount of
2% of the iotal siruction cost for all gl sewer, and water infrasineciure for a durstion
of twn yesrs This surety smount will be vendied by o line item final cost invisicing provided by
the owner o the City. The surety can be posted in the Sorm of an imevocabile lefler of credst, cash
dieposit or bond. Applicant must fike an application for surety, which can be found oo ihe
Community Development Departsent wehsste.  Please contact Land Development Service for
e indormation ot 387-2201.

H. In the event that an applecant andior owner cannot complete pon-life, non-safety and non-health
mprovemsents, priod to City Engincer signature on the final pla snd'on prior b (ccupancy, a
sarcty agTeement may be approved as set forth m U 1150230

4. Applicant shall be reguired to pay Puble Works development plan seview, and construction
mapecton fes, as determined during the plan reveew peocess, priof to the issuance of o plan
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approval lefier.

10 it shall b the responsibilety of the applicant i ensare that all development featares comply with
the Americans with Disshilsties At and the Fair Housing Act

11, Appdicant shall be resporsible for application and compl with any Section 404 Permitting
that may ke reguired by e Army Corps of Engeeecrs.
12, Devek shall Ib bocti with the Mendian Post (rffice.

'*

13, Al grading of che siie shall be perfomecd in conformanee with MO 11-1-48.

14, Compection fest results shall be sabmiied o the Mendsan Busld it all beamlo
mwwcwmhuuummam:qmlmnu

15, The cngincer shall be required o cerdy that the street conterline elevations anc set a mmimum of

3-Feot above the highest evablished peak g dwrater &l This i b cnsure that the bottons
clevation of the crawl spaces of homes is ot keast | -foot above.
L. The app design eng) shall be resp bk for inspection of all imgation and’or

drainage facilsty within this project thit do not fall ender the junsdiction of an smigation desirico
o ACHIY. The design engineer shall provide certification that the facilities have besn mestalled in
accordance with the approved design plass. This cerification will be requircd before a certificate
of pocuguncy is ssned for sy stroctones within the projece

17. At the completion of the project, the applicant shall be responsible to submit record drawings per

e City of Meridian Autol A1} standards. These recond drawings must be received and approved
prior i the ssuanee of o certribeation of cecapancy for any structures within the project.

1. Strect lght plan requirements are listed in section 6-7 of the Improvement Sandands for Swed
Lighting | bitip:/orere. mer duancity. orgipablic works aspa?id-272).  All strect lights shall be
msialled ol developer's cxpense. Find design shall be submitiod os pant of the development plan
set for approval, which must inclode the Iocation of any existing strecl lights. The contractor's
wirk and matersals shall conborme o the ISPWLE and the Uiy of Mondian Sepplemental
Spocifications e the ISPWIEL Contsct thee Uity of Mendion Trosponation asd Unlicy
Upordineorn af ¥¥E-3500 for information of the kocations of existing street lighting.

19, Thee appl shall provid is) fior all pubdic wwler'sewer mains outshde of public right of
W[Hmﬂlmmmﬂl"m The coavemsent widthes shall be D0-feot wede for o
single wdllity, or 30-fect wede for two. The casements shall not be dedecaied via the plat, but
ruther dedicaied outside the plat process wing the City of Meridian®s standard forms. The

shall be graphically depicted on the plat for reference purposes. Submit an executed
casement (on the form available from Public 'Works), & kegal descnption prepared by an blaho
Lecensed Professional Land Surveyor, which must inchede the area of the cascment {marked
EXHIBIT A) and an $12% = 11 map with bearings and distances {marked EXHIBIT B) for
review. Both exhbis mwest be scalad, signed and deted by @ Professional Land Surveyor. 1)
NOT KECOIRLIY. Add a note 1o the plat referencing this documeent.  All cascments must be
satumitied,, reviewed, and apgrowved prion to ssgnature of the final plat by the City Enginecr.

200 Applicant shall be ihle Tor appl and complance with and MFIMS permiting that

may be required by the Enviroamental Protection Agency.

- Ay wells that wall mot cominue 0o be wsed must be | iy absan i ding to Idaho Well
Ui tructi ﬂ"m‘--"wummpmnrwuum
(IFWERL The Developer, (mmer, or praject | . shall provide a st addressing,
whcther there ane any g wells i the devel ﬂlﬂ B thisy willl conbmss e be
m:d.uprmud:m:miul"ﬂtnh-ndnmt Ilwclhmmbew.lh:ptqul-nwwu

2

thesr representabive musl conimet the IVWR ( I 5 {Aarca Skinner,
Hydrogealogist 200-157-4972) BEFORE any work is done o decommission an cxisting well
feven i it is belseved that the well is less than 13 7 deep). Proof of communication with 1WER
st b submitied to the City prioe o any work being donc o decommissson the well. Failure o
commmnicabe with 1% K may resalt i additional work and cxperse o decommission the well

22, Amy existing septk sysiems within this project shall be remaved from service per City Ovdsmance
Secteon Y-1-4 and % 4 K. Comtact the Cemral Dismict Health Deparment for shandoament
procedans and inspections.

23, The City of Meridian rogaines that pressaneed imigation sysicms be supplicd by & year-roand
somrce of water (UL 11-3B-6.). The applicant should be required to use any existng surface or
wiell water for the prinsary sowrce.  If o surface o well source is not available, & singhe-point
conection w the cm-rymn;ﬁ:-:hulbemqmrﬂ.lfnwle-pmut:mnmlnﬂ.
the: developer will be responsible for the | s fior the Areas pror i

development plan approval.
24. Al emigateon deiches, canabs, lateraks, or drasns, exclusive of natural walerwmys, incrsecting,
ing, o laying ad) t and contig) to the area being subdiveded shall be addressed
U 11-3A-6. In performing such work, the applicant shall comply with ldaho Code 42- 1207
and any other applcable law or regalation.
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