STAFF REPORT O% IDIAN—

COMMUNITY DEVELOPMENT DEPARTMENT

HEARING  05/06/2025

Legend
DATE: Project Location
TO: Mayor & City Council 1.+ Area of Impact
= City Limits
FROM: Nick Napoli, Associate Planner

SUBJECT:  Apex Northwest No. 6

LOCATION: Near the northwest corner of S. Locust

nnapoli@meridiancity.org

FP-2025-0003

Grove Rd. & E. Lake Hazel Rd., in the
SE ¥4 of Section 31, Township 3N.,
Range 1E.

PROJECT DESCRIPTION

Final Plat consisting of 61 single family building lots and eleven (11) common lots on 29.11 acres of
land in the R-2 and R-8 zoning districts for the Apex Northwest Subdivision No. 6.

. 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 1D 83642
C. Representative:

Same as Applicant

STAFF ANALYSIS

Staff has reviewed the proposed final plat for substantial compliance with the approved preliminary
plats for Apex West (H-2021-0087) and Apex Farr (H-2024-0014) in accord with the requirements
listed in UDC 11-6B-3C.2. This plat incorporates a portion of each Apex West and Apex Farr as
Brighton Corporation is the developer of both subdivisions. A portion of the Apex West plat was
overlayed with the Apex Farr plat, so there is some layout variation, however, the number of lots for
this phase did not increase, and the open space remained the same.
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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. However, the road alignment and lot configuration have
changed slightly from the preliminary plat. This is due to the approval of Apex Farr (H-2024-0014).
Since there is no change to the number of buildable lots and the amount of common open space is the
same, Staff deems the proposed final plat to be in substantial compliance with the approved
preliminary plat as required.

IVV. 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. Preliminary Plat Apex West (dated: 03/16/2022)

WK OF DAAWINGS APEX WEST SUBDIVISION PRELIMINARY PLAT

il g APARCEL OF LAND SITUATED IN A PORTION OF THE SOUTHEAST 1/4, THE NORTHEAST 1/4 OF THE SOUTHWEST
1/4, AND THE SOUTHEAST 1/4 OF THE NORTHWEST 1/4 OF SECTION 31, TOWNSHIP 3 NORTH, RANGE 1 EAST,
BOISE MERIDIAN, ADA COUNTY, IDAHO.
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C. Final Plat (dated: 01/21/25)
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APEX NORTHWEST SUBDIVISION No. 6

of Lots 1.2, Black
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situated in the Northeast 1/4 of the Southwest 1/4 of Section 31 ard unplatted lands.
stuated In a gortlon of the Southeast 1/4 of the Nortvwwest 1/4, the Southwest 1/4 of
the Northeast 1/4 and the Northwest 1/4 of the Southeast 1/4 of Section 11,
Teremship 3 North, Range 1 Cast, B.M,, City of Merdian, Ada County, idaho
2025
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C. Landscape Plan (dated: 05/24/2024)
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VI. CITY/AGENCY COMMENTS & CONDITIONS
A. Planning Division

1. Applicant shall meet all terms of the approved annexation (H-2020-0066 (Apex); Development
Agreement Inst. #2020-178120 (Apex); H-2021-0087 (Apex West); FP-2021-0056 (Shafer View
Terrace); 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 Northwest Subdivision No. 5 on September 10", 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: 01/21/2025, included in Section V.B shall be
revised as follows:

a. Note #9: Include the recorded instrument numbers for the ACHD temporary license
agreement.

b. Note #17 and 18: Include the recorded instrument number of the ACHD permanent
easement.
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5.

10.

11.
12.

c. Note #15 and 16: Include the recorded instrument number of the City of Meridian
Sanitary Sewer and Water Easement.

d. Add a plat note stating “direct lot access to S. Sublimity Avenue is prohibited except for
Lots 3-10, Block 14.”

A copy of the revised plat shall be submitted with the final plat for City Engineer
signature.

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

a. Include 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.

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. Provide a total of 10 feet of landscaping with a minimum of two (2) feet on each side of
the pathway running along the rear of Lots 3-10, Block 14, in compliance with UDC 11-
3B-12.

A copy of the revised landscape plan shall be submitted with the final plat for City
Engineer signature.

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.

A 14-foot wide public use easement for all multi-use pathways (Lot 1, Block 15; Lot 16, Block
10; Lot 9, Block 16; Lot 7, Block 17) shall be submitted to the Planning Division prior to
submittal for City Engineer’s signature on the final plat(s).

Homes within the development shall be generally consistent with the building elevations
referenced in the Development Agreement (Inst. #2020-178120 and Inst. #2024-069485).

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.

Homes on lots that abut the collector street (i.e. E. Quartz Creek Street and S. Sublimity Avenue)
will be highly visible; therefore, the rear and/or side of structures on these lots (i.e. Lots 3-10,
Block 14; Lot 2, Block 20; Lot 7 and 9, Block 19; Lots 15, 27-29, Block 17; Lot 22, Block 11)
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.

Street setbacks for residential units abutting collector streets shall comply with UDC 11-2A-6.

Staff’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.


mailto:Matthew.W.Peterson@usps.gov

B. Public Works

‘Wastlewaler

Distance tn Sewer
Services

Sewer Shed
Estimated Project
Sewer ERU™s
WRRF Dueclining
Balance

Project Consistent
with WW Master
Plany Fascility Man

Sewer Available a1 Sie

Sec application

-

Impactsfoonoems

[ S Public Works Site Specific Conditions

Wiater

Distance to Water
Servioes

Pressure fone
Estimated Project
Waster ERU s
Water Quality
Project Consistent
with ‘Water Master
Flam

h'qndsﬂ:nr::m:

Water Available at Site

Sec application

Mone
Yos

Mone - Ensure no Meters are within 5 feet of the Fence adjust
aocordingly. Water Services cannol run across a property other than the
one being served. Water service need (o run along the common lot with
Meter being located in landscaped arsa.

(Common) SITE SPECIFIC CONDITIONS:

Wiler services canmid run across a property other than the one being served. Waler service needs
o rum abomg the commion lot. Meler should be localed in lamdscaped area.

Fenoe canned be within 5 fect of Water meters. Adjust accordmgly.

Tree runk must be al least 5 feel from the Waler serace.

Emsure no sewer servioes pass through infiltration renches.

Provide 2 Easements: for maims, hydrant laterals amd waler services. Easements should extend
up by the end of main‘hydrantwaler meter and 10 beyonad il

Mo permanent stractunes (rees, bushes, builiings, carporis, frash receplacle walls, fences,
infiltration trenches, light poles, eic_) to be buall within the wtility easement.
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GENERAL COMDITIOME:

Ranitary sewer service bo ithis development = available via exiension of existing mams sdjacent b
lhe development. The applicant shall install mams to and through this subdivision; applicant shall
onordimate mam sive and moating with the Public Works Department, and execale standard firms
of exsemeenis for amy mams thal are required to provide service. Mmimum cover over sewer mains
is three feet, if cover from Lop of pipe W sub-grade is less than three feet than altemale malenaks
shall be wed m conformamce of Ciy of Merban Public Works Departments  Standard
Bpecifications.

Waler service o this sile 15 avalable via exiension of existing mams sdjacent b the development.
The applicant shall be responsible v mstall waler mains o and through this development,
otordimale main sioe and routmg with Public Works.

All improvements related o public life, safety and health shall be completed praor 1o occupancy of
ihe structures. Where approves] by the City Engineer, an owner may post a performance sureby for
such mmprovements in order o ohtam City Engineer signaiure on the final plat as sed forth in UDC
11-50C-31.

Upon installation of the lamdscaping and pror e mspection by Plannimg Department staff, the
apphicant shall provide a wrlien cerbificale of completson as set forth m UIDC 133144,

A letter of credat or cash surety m ithe amaount of 110%% will be reguired for all mecomplels fencing,
landscaping, amenibies, pressurzed smmigatsom, prior b signature on the fnal plat

The City of Meridian requires thal the owner post with the City a perfirmance sarety in the amount
of 125% of the tdal constraction cost for all incomplete sewer, waler mfrastnscture prior to fmal
plat sagnature. Thas surety will be venfied by a lme tlem cost estmmale provided by the owner o the
City. The applicant shall be required o enter mie a Development Sarety Agreement with the Ciky
of Merubian. The surely can be posted in the form of an imevocable letter of credit, cash deposit or
bond. Apphcant must file an applicatson for swrety, which can be found on the Commomaiy
Development  Department website.  Please conlact Lamd Development Service  for more
information at BET-2211.

The City of Meridian requires thal the owner post o the Cily a wammanty surety m the amount of
2% of the iolal constructon cost for all completed sewer, and waler mirastrocione for a duratien
af b years. This surety amaunt will be verified by a lime slem final cost mvwricing provided by the
owner by the City. The surety can be posted in the form of an imevocable ketler of credil, cash
deposit or boml. Applicant must file an apphcation for surety, which can be found oo the
Commumnity Development Department websile.  PMlease contact Land Development Service for
mare nformation il KET-2211.

In the event that am applicant amibfor owner cannol complete non-life, non-safety aml non-health
improvemnents, prior b Cily Engineer signature on the fmal plat andfor prior io occupancy, a suneky
aprecmenl may be approved as set forth in U 1150230,

Applicant shall be required o pay Public Works development plan review, and construcion
inspectim fees, as determined during the plan review process, prior o the ssuance of a plan
approval letber.

. Tt shall be the responsibility of the apphcant o enswre that all development features comply with

the Americans with Disabilstes Act and the Fair Flowsing Acl

- Applicant shall be responsable for application ard compliance with any Section 404 Permiting that

may e required by the Army Corps of Engineers.
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. Developer shall conrdmate mailbox locations with the Meridian Post Office.
. Al gradimg of the sile shall e performed m comformance with MOC 11-1-408.

. Compaction test resulis shall be submitied o the Merdian Bailding Department for all bubding
mads receiving engineered back fill, where froting woubd st atop fll material.
. The engmeer shall be regquired io certify that the sireel centerdine elevat are sel a mine af

J-fel above the highest estahlished peak groundwaler elevation. This is to ensure that the bettom
elevation of the crewl spaces of homes is at keast 1-foot above.

. The applicants design emgineer shall be responsible for mspection of all srigation andor

mcility wathm thes progect thal do not fall under the junsdicbon of an imigabon district or ACTID.
The design engineer shall provide certification that the facilities have been installed in accordance
with the approved design plans. This certification will be nequired befiore a certificate of ocoupancy
15 msued for any structures withm the project.

. Al the completion of the project, the apphicant shall be respomsble o submil record drowmgs per

e City of Meridian AuteCAD standards.  These recond drawings must be recenved amd approved
prior b the isnance of a certi fication of sccupancy for any strectures within the project

. Street light plan requirements are listed in section 6T of the mprovement Standands for Street

Laghtimg, (http:\faww mendiancity.org/public works aspx®id=272).  All street lights shall be
installed al developer’s oxpense.  Fmal design shall be submiltod as part of tho devclopmenl plan
scl for approval, which musl include the location of any cxistimg sineel lighis. The contmacior's
work amd materials shall conform o the [BPWOC and the Ciy of Memdian Supplemental
Specifications o the ISPFWC. Conlact the City of Mendian Transportation and Utilsty Coondinalbor
al B9E-5500 for miomation on the locations of existing street lighting.

. The applicant shall provide easement{s) for all pablic water’sewer mams oalside of public nght of

way (nchade all water services and hydranis). The casement widths shall be 20-feet wude for a
singhe ulility, or M-feel wide for twa. The casements shall not be dedicaled via the plat, bul mtber
dedicated oulside the plal process using the City of Moridian®s stamdand fonms. The casoment shall
he graphically depicted on the plat for reference parpeses. Sabmit an execuled easement {on the
form available from Public Works), a legal descoption prepared by an Idaho Licensed Professional
Land Survayor, which musl mclmbe the arca of the casement (marked EXTTIRIT A) and an K127 x
11" map with bearings and distances (markod EXTIEBIT By for rovicw. Bolh exhibits must be
seitled, signed and dated by a Profiessional Lamd Surveyor, DO HOT RECORD. Add 2 e (o the
mlal referencing this decument. Al easements must be submilted, reviewed, and approved prior b
signature of the final plat by the City Engineer.

. Applicant shall be responsible for apphication and compliance with and NPDES permatimg that

may be required by the Environmental Frolecon Agency.

. Amy wells that will nol contimue o be used muast be properly abandoned according te 1daho Well

Construction Stamiands Rules admmistersd by the daho Department of Water Resowrces.  The
Develeper s Engincer shall provide a staiement addressing whether thore ane amy existing wells in
the development, aml if so, how they will continee 10 be wsed, or provide record of ther
ahandunment.

. Any existing sephic syslems within this priject shall be removed from service per City Ordmance

Bection 9-1-4 and 9 4 B Contact the Central District [ealth Deg for abaml
procedures aml imspections.

The City of Meridian requires that pressurized imigation systems be supplied by a year-round
souree of water (UUDE 11-30-6.). The applicant shoald be required b use any exizting sarface or
well water for the prmary source.  [f a surface or well source 15 nol available, a smgle-point

oommection by the culinary water system shall be required. IF a single-point connection 1s wibied,
the develaper will be respensible for the payment of for the c areas prior Ly
development plan approval.

- All imigation dalches, canals, laterals, or drains, exclusive of nalumal walerways, inlesectng.

ormssmg or laying adoent and contiguous i the area being subdivided shall be addressed per U0
11-3A-6. In performing such work, the applcant shall comply with Idabo Code 4221207 amld amy
ather applicable luw or regulation.
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