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PROJECT OVERVIEW

A.

Summary

The applicant requests a rezone of 5.45 acres from the C-N zone to the R-15 zone, a preliminary
plat consisting of 70 homes and 18 common lots spanning across 9.1 acres, and a new
development agreement to supersede the existing development agreement.

Issues/Waivers

- The subject development will be served by Hillsdale Elementary School, Lake Hazel
Middle School, and Mountain View High School. Hillsdale Elementary and Mountain
View High are both over capacity.

Recommendation

Staff: Approval with a new DA and conditions.
Commission: Approval as presented in the staff report.
Decision

Council: Pending
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COMMUNITY METRICS

Table 1: Land Use

Description Details Map Ref.
Existing Land Use(s) Vacant -
Proposed Land Use(s) Commercial and Residential -
Existing Zoning C-N and R-15 VILLA.2
Proposed Zoning R-15
Adopted FLUM Designation MU-N VILLA.3
Proposed FLUM Designation MU-N
Table 2: Process Facts
Description Details
Preapplication Meeting date 8/27/2024
Neighborhood Meeting 10/22/2024
Site posting date 12/3/2025
Table 3: Community Metrics
_Agency / Element Description / Issue Reference
Ada County Highway District IV.E
e Comments Received Yes -
o Commission Action Required No -
e Access S. Tavistock Avenue and Hill Park Street; Local Streets -
o Traffic Level of Service Amity Road: Better than “E” =
ITD Comments Received No
Meridian Public Works Wastewater IV.B
e Distance to Mainline Available at site
e Impacts or Concerns Yes; See PW’s Site Specific Conditions.
Meridian Public Works Water IV.B
e Distance to Mainline Available at site
e Impacts or Concerns no
School District(s) West Ada School District IV.D

o Capacity of Schools

e Number of Students Enrolled

Hillsdale Elementary School (Architectural/Program): 700
/675

Lake Hazel Middle School: 1000

Mountain View High School: 2175

Hillsdale Elementary School: 768

Lake Hazel Middle School:987

Mountain View High School: 2479

Note: See section [V. City/Agency Comments & Conditions for comments received or see the public

record.
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Figure 1: One-Mile Radius Existing Condition Metrics
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Figure 2: ACHD Summary Metrics

Amity Road Existing Lanes n Planned Lanes n

Existing Level of Service E Notable ACHD Comments
Programmed IFYP “ Programmed CIP

ACHD

City of Meridian | Department Report II. Community Metrics



Figure 3: Service Impact Summa
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STAFF ANALYSIS
Comprehensive Plan and Unified Development Code (UDC)

A. General Overview

The subject properties are designated as Mixed-Use Neighborhood (MU-N) on the Future Land
Use Map (FLUM).

The MU-N designation is intended to allocate areas where neighborhood serving uses and
dwellings seamlessly integrate into the urban fabric. The intent is to avoid predominantly single-
use developments by incorporating a variety of uses.

The applicant requests to rezone 5.45 acres of land from C-N to R-15, a preliminary plat for 70
building lots and 18 common lots, and a development agreement modification. The applicant’s
narrative states that by rezoning the property to R-15, the FLUM designation will not be impacted
as residential uses are allowed in the MU-N designation. The applicant also states that the
proposed single-family attached units will complement nearby commercial and civic uses,
including medical offices, retail, storage facilities, Hillsdale Elementary School, the YMCA, and
Hillsdale Park.

The project falls within the MU-N designation’s intended mix of 30% to 60% residential uses.
This broader MU-N designation was established through a Comprehensive Plan Amendment
(CPAM) in 2015, allowing for a diverse mix of uses. The existing C-N zoning was originally part
of a concept plan that envisioned three (3) commercial pad sites on the north side of the property,
and a seventy-six (76) unit assisted living facility on the east side. While the R-15 portion was
envisioned to be independent living.

The applicant cites changing market demand as the basis for the requested rezoning and land use
amendment. While staff is generally supportive of the overall concept plan, there are concerns
regarding the continued reduction of commercial pad sites in south Meridian, where
neighborhood-serving commercial opportunities are already limited. It should also be noted that
much of the property proposed for rezoning was previously approved for an assisted living
facility, a residential use within a commercial zone. The Planning and Zoning Commission and
City Council should carefully consider whether rezoning the commercial pad sites is appropriate.

In addition, according to the student generation rates, the development will create forty-
three (43) school aged children. Currently, the three schools that will service this area are
Hillsdale Elementary School, Lake Hazel Middle School, and Mountain View High School.
Both Hillsdale Elementary and Mountain View High are over capacity for the 24-25’
enrollment.

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

The immediate area consists primarily of single-family detached homes. By introducing single-
family attached homes, the applicant is helping diversify the housing type in this area of south
Meridian. It is also important to note that the subject properties were contemplated as primarily
independent senior living and assisted living which are residential uses allowed in commercial
zones.

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

The applicant is proposing the addition of four (4) single family detached homes and sixty-six
(66) single family-attached homes which will diversify the housing types in the immediate area.

Comprehensive Plan policy 2.06.02D encourages a diversity of housing, recreation, and mobility
options to attract and sustain the local workforce.
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With the location of the proposed subdivision, the applicant is providing a mix of housing types
in the area that is in close proximity to neighborhood serving uses, a regional park, the YMCA,
and Hillsdale Elementary School. This will allow for opportunities to live, work, and play in the
general vicinity.

Comprehensive Plan Policy 2.02.02C: Support infill development that does not negatively impact
the abutting, existing development. Infill projects in Downtown should develop at higher
densities, irrespective of existing development.

This project is considered infill as it is one of the last pad sites to redevelop in the Hill Century
Farm Development. Completing the subdivision will allow for better connectivity in the area for
both pedestrians and vehicles.

Table 4: Project Overview

Description Details
History CPAM-15-001, AZ-15-004, RZ-15-007, MDA-15-007, PBA-15-012, FP-
15-023, FP-15-005, H-2019-0134, A-2019-0225.
Phasing Plan 1 Phase
Residential Units 66 Attached Single-Family Homes and 4 Single-Family Detached Homes
Open Space 1.76 acres or 19.3%
Amenities Picnic Shelter, Pathway Extension
Acreage 9.1 acres
Lots 70 Buildable and 18 Common
Density Gross: 7.8 du/ac; Net: 14.9 du/ac
B. History

In 2015 the subject sites were included in a Comprehensive Plan Map Amendment, Annexation,
and Rezone. The CPAM changed the FLUM designation of approximately 87.01 acres of land
from Low Density Residential to Mixed Use Neighborhood. Additionally, the applicant requested
annexation of 78.62 acres of land with the R-8 and C-N zoning with a rezone of 8.39 acres of
land from R-8 to the C-N zoning district. The primary driver behind the change from LDR to
MU-N FLUM designation was for the incorporation of neighborhood serving use in close
proximity to residential and assisted living.

In addition, in 2019 the applicant applied for a modification to the conditional use permit for the
assisted living shown in the original concept plan. This changes the location of the assisted living
to the interior of the commercial area and within the subject properties proposed to be rezoned.

C. Site Development and Use Analysis

1. Proposed Use Analysis (UDC 11-2):

The applicant seeks to rezone 5.45 acres of land to the R-15 zoning district and create a
preliminary plat across the 9.1-acre site to consist of 70 buildable lots. The proposed single
family attached and detached homes are intended to provide a mix of housing opportunities
within the Mixed-Use Neighborhood designation. The applicant’s narrative states the
rezone of 5.45 acres to R-15 will continue to be consistent with the 30-60% of residential
uses allowed in the MU-N FLUM designation. The calculations provided by the
applicant bring the area to 59.2% residential which is compliance with the parameters
of the comprehensive plan. Additionally, detached and attached single family homes are
a permitted use in the R-15 zoning district per UDC Table 11-2A-2.

2. Dimensional Standards (UDC 11-2):
The applicant is proposing single-family attached homes (66) and single-family detached
homes (4), which are listed as a principal permitted use in UDC Table 11-2A-2 for the R-15

zoning district. Any future development shall comply with the dimensional standards for the
R-15 district listed in UDC Table 11-2A-7.
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D. Design Standards Analysis

1. Qualified Open Space & Amenities (Comp Plan, UDC 11-3G):
A minimum of 15% qualified open space is required to be provided in the R-15 district.
Based on the eastern 9.1-acre portion of the site proposed to develop at this time, a minimum

of 1.37-acres of common open space is required that meets the minimum quality standards in
UDC 11-3G-3A.2 and qualified open space standards in UDC 11-3G-3B.

A total of 1.76-acres (19.3%) is proposed consisting of linear open space, parkways, and a
shared open space greater than 5,000 square feet. In addition, Hillsdale park is directly south
across E. Hill Park Street. Staff is recommending a pedestrian connection through Lot 87,
Block 1 to provide better connectivity to the commercial to the north.

Based on 9.1-acres, a minimum of two (2) points of site amenities are required. The applicant
is proposing a picnic area on site that is greater than 5,000 square feet for a total of two (2)
points, meeting the UDC requirements. Additionally, the applicant is providing pedestrian
connection to Hillsdale Park to the south.

2. Landscaping (UDC 11-3B):

i. Landscape buffers along streets
The proposed development will abut several local streets including E. Hill Park Street
and S. Tavistock Avenue. Each of these streets require a ten (10) foot landscape buffer.
The proposed landscape plan meets the UDC requirements for the landscape buffer
widths. Vegetation coverage will be confirmed with the final plat.

In addition, the applicant is proposing five (5) private streets (Woodmurra Lane,
Newbridge Lane, Kalinga Lane, Boswell Lane, and Stockenham Lane) which will all
have eight (8) foot parkways and sidewalks that are included inside the private street
common lot.

ii. Tree preservation
The applicant submitted a tree mitigation plan proposing the relocation of eleven (11)
existing trees and the removal of six (6) existing trees. The applicant shall submit this
mitigation plan to the City Arborist before any trees are removed as set forth in UDC 11-
3B-10C.5. The arborist will determine if the two (2) trees proposed to be removed that
are four (4) caliper inches shall be mitigated for or not. The applicant shall submit a letter
from the city arborist with the final plat application confirming the mitigation plan is
approved.

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

iv. Pathway landscaping
Pathway landscaping shall comply with the requirements outlined in UDC 11-3B-12. The
applicant must provide a landscape strip at least five (5) feet wide along both sides of the
pathway. To enhance design flexibility, variations in the strip’s width are encouraged to
allow trees to be planted farther from the pathway, reducing the risk of root damage.
However, the landscape strip must maintain a minimum width of two (2) feet to ensure
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proper pathway maintenance. The strips shall be landscaped with a combination of trees,
shrubs, lawn, and/or other vegetative ground cover.

3. Parking (UDC 11-3C):

i.  Residential parking analysis
Off-street parking is required per the standards listed in UDC Table 11-3C-6; the number
of parking spaces is based on the number of bedrooms per unit. The applicant shall
comply with these standards. Each single-family residence will be evaluated at the time
of building permit submittal.

ii. Bicycle parking analysis
The UDC does not require bicycle parking in single-family attached, detached, and
townhomes developments.

4. 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 a
conceptual elevation package. The materials included in the elevations are board and batten,
brick, asphalt shingles, metal roofing, stucco, and stone.

The single-family attached units require design review approval and are subject to the
residential design standards in the Architectural Standards Manual. Additionally, the DA
requires development to incorporate high quality architectural design and materials and
thoughtful site design to ensure quality of place consistent with the Comprehensive Plan (see

pg. 3-10).

5. Fencing (UDC 11-34-6, 11-34-7):
No fencing is depicted on the landscape plan. The UDC (11-3A-7A.7) requires the developer
to construct fences abutting pathways and common open space lots to distinguish common
from private areas; if fencing is proposed, it should be depicted on a revised landscape plan
along with a detail of the fencing type proposed or alternative compliance may be requested
to the standard.

6. Parkways (Comp Plan, UDC 11-34-17):

Per Comp Plan policy 3.07.01C appropriate landscaping, buffers, and noise mitigation with
new development along transportation corridors (setback, vegetation, low walls, berms, etc.)
is required.

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

The applicant is proposing parkways along Woodmurra Lane, Newbridge Lane, Kalinga
Lane, Boswell Lane, and Stockenham Lane that appear to be in compliance with this
standard. The applicant shall comply with the standards for UDC 11-3A4-17 with submittal of
the final plat.

E. 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
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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.

Access to the proposed subdivision is off of S. Tavistock and E. Hill Park Street, both local
streets. The applicant has made four (4) connection points to these local streets through three
(3) private streets and one (1) alley. The applicant has submitted a private street application to
run concurrently with this application to allow for the construction of five (5) private streets.
Please see section E4 below for analysis on the private street standards.

In addition, the applicant is completing the extension of E. Hill Park Street from S. Tavistock
Avenue to S. Hillsdale Avenue, a collector street, which will improve circulation in the area
from the existing subdivisions to the east and west.

2. Multiuse Pathways, Pathways (UDC 11-34-5, Comp Plan, UDC 11-34-8):
Comprehensive Plan policy 4.04.01 A ensures that new development and subdivisions
connect to the pathway system. The subject site does not have a multi-use pathway that runs
on the property, however, there is an existing ten (10) foot multi-use pathway on the southern
boundary that connects to Hillsdale Park. The applicant has proposed an internal
pathway/sidewalk system that connects to the 10-foot multi-use pathway on the south and to
the properties to the north.

In addition, staff is recommending a north-south pedestrian connection through Lot 87, Block
1 to better connect the commercial with the residential.

3. Sidewalks (UDC 11-34-17):

Detached sidewalks are proposed adjacent to public and private streets in accord with UDC
11-3A-17. The applicant is proposing sidewalks on both sides of each private street that
connect to the existing sidewalk connections in the larger development.

4. Private Streets (UDC 11-3F-4):

The applicant is proposing five (5) private streets in the form of Woodmurra Lane,
Newbridge Lane, Kalinga Lane, Boswell Lane, and Stockenham Lane with this application.
These private streets are depicted on the plat and have an sixty (60) foot and fifty-four (54)
foot easements that spans across the full street section including thirty-three (33) and twenty-
seven (27) foot street width, eight (8) foot parkways, and five (5) foot sidewalks on both
sides.

Since this plat is located within the MU-N FLUM designation, it is critical to have
connectivity for pedestrians that are integrated with vehicular access points and streets. The
applicant has provided five (5) foot sidewalks on both sides of the private streets which will
connect with ten (10) foot multi-use pathway along S. Hillsdale Avenue and a five (5) foot
sidewalk along S. Tavistock Avenue. In addition, the applicant has provided street crossings
to connect with Hillsdale Park to the south of the proposed development. This will help
promote the connectivity and walkability that is envisioned in the MU-N principles.

Since this is an infill project, the applicant is in compliance with the private street standards
and shall comply with ACHD’s structural standards for the proposed streets.
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5. Subdivision Regulations (UDC 11-6):

i. Common driveways
Per UDC 11-6C-3D, common driveways shall serve a maximum of four (4) dwelling
units. In no case shall more than three (3) dwelling units be located on one (1) side of the
driveway. The applicant is not proposing any common drives with this application.

1. Block face

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. In no case
shall a block face exceed one thousand two hundred (1,200) feet, unless waived by the
City Council.

iii. Alley
The applicant is proposing alley loaded units. The alleys are twenty (20) feet in width,
which meets the requirements listed in UDC 11-6C-3B.5. However, alleys should design
where the entire length is visible from a public street, currently the applicant does not
meet this requirement. As a result, staff is recommending the removal of Lot 13, Block 1

and replacing it with a micro path common lot to allow for the full length of the alley to
be visible.

F. Services Analysis

1. Waterways (Comp Plan, UDC 11-34-6):
The proposed development has a private gravity irrigation line that runs through the west and
southern boundaries of the site. These gravity lines will be piped and encumbered within the
ten (10) foot public utility, irrigation and drainage easement.

2. Pressurized Irrigation (UDC 11-34-15):

An underground pressurized irrigation system is required to be installed to provide irrigation
to each lot in the subdivision in accord with the standards listed in UDC 11-3A-15.

3. Storm Drainage (UDC 11-34-18):
An adequate storm drainage system is required in all developments by the City’s adopted
standards, specifications, and ordinances. Design and construction shall follow best
management practices as adopted by the City as outlined in UDC 11-3A-18. Storm drainage
will be proposed with a future final plat.

4. Utilities (Comp Plan, UDC 11-34-21):
Ensure development is connected to City of Meridian water and sanitary sewer systems and
the extension to and through said developments are constructed in conformance with the City
of Meridian Water and Sewer System Master Plans in effect at the time of development. All
utilities are available to the site. Water main, fire hydrant and water service require a twenty-
foot (20) wide easement that extends ten (10) feet past the end of main, hydrant, or water
meter. No permanent structures, including trees are allowed inside the easement.

Comprehensive Plan policy 3.03.03G require urban infrastructure be provided for all new
developments, including curb and gutter, sidewalks, water and sewer utilities.
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1v.

CITY/AGENCY COMMENTS & CONDITIONS

A. Meridian Planning Division

1.
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A Development Agreement (DA) is required as a provision of rezone of this property. Prior
to approval of the rezone 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.

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 rezone. The DA shall, at a minimum,
incorporate the following provisions /F City Council determines rezone is in the best interest
of the City:

a. Future development of this site shall be generally consistent with the preliminary plat,
landscape plan, common open space/site amenity exhibit, and conceptual building
elevations included in Section VIII and the provisions contained herein.

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

The final plat shall include the following revisions:

a. Graphically depict the three (3) foot wide public utility, drainage, and irrigation
easements on the sides of Lots 1-14, Block 1; Lots 17-27, Block 1; Lots 30-41, Block 1;
Lots 45-56, Block 1; Lots 59-65, Block 1; Lots 67-76, Block 1; Lots, 80-84, Block 1.

b. Graphically depict and add a plat note for the public utility, irrigation, and drainage
easement on the front and rear of each lot.

c. Add a plat note stating the location and placement of the three (3) foot wide easement for
public utilities, irrigation, and drainage on Lots 1-14, Block 1; Lots 17-27, Block 1; Lots
30-41, Block 1; Lots 45-56, Block 1; Lots 59-65, Block 1; Lots 67-76, Block 1; Lots, 80-
84, Block 1.

d. Provide a north/south pedestrian connection through the central open space to allow for
better pedestrian connectivity between the residential and commercial.

e. Remove Lot 13, Block 1 and replace it with a micro path common lot to allow for the full
length of the alley to be visible to meet UDC 11-6C-3B.5.

f. Add a plat note providing the CCR instrument number for the maintenance agreement for
the private streets.

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 7/-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. Provide an amenity detail with the submittal of the final plat.

c. Remove Lot 13, Block 1 and replace it with a micro path common lot to allow for the full
length of the alley to be visible to meet UDC 11-6C-3B.5.

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

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.

[V. City/Agency Comments & Conditions
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10.

11.

12.

13.

14.

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.

Depicted fencing on a revised landscape plan along with a detail of the fencing type proposed
or apply for alternative compliance in accordance with 11-3A-7.

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.

The final plat shall substantially comply with the approved preliminary plat as set forth in
UDC 11-6B-3C.

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.

Comply with all of the private street standards listed in UDC 11-3F.

The Applicant shall comply with all ACHD conditions of approval.

The Applicant shall have a maximum of two (2) years to obtain City Engineer’s signature on
a final plat in accord with UDC 11-6B-7.

Staff’s failure to cite all relevant UDC requirements does not relieve the applicant from
compliance.
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B. Meridian Public Works

PRE-PLAT CONDITIONS
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Sewer and Wter main requine 300 Exsement,

Existang water main docs nol have an easement over it from 35 w0 the nonth of the propesed mamm
in the alley 10 the lee just month of E Kalinga La. Provide 20 casemeni over the waler main.

Mo wees, fences or light poles should be wathin 3 of the hydranes or water meters regandless of if
they ane i the casemeni of nol

Any unused water main stubs shall be abandoned Per City of Meridian Standards.

Ensure niv sewer services pass through infiliration (remehes.
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General Conditions of Approval

1. Applicant shall coordinale waier and sewer main size and souting with the Public Works
Department, and exccute standard forms of casements for any mains that are roquired 1o provide
service outside of a public right-of-way. Minimum cover over sewer mains is three feet. if cover
from 1op of pipe 10 sub-grade is less than theee foet than aliemate materials shall be wed in
conformance of City of Meridian Public Works Depastments Standard Specifications.

2. Per Meridian Caty Code (MCC), the applicant shall be responsible to mstall sewer and waier
mamw-dlhu'blhukvehpmnl Applicant may be ¢ligible for a resm bussement

for mfins per MOC $-6-8

3 The apphcant shall provide easementts) for all public water/sewer mains outside of public nght of
way (mnclade all water services and hydrants), The casement widths shall be 20-feet wide for a
single utility, or 30-feet wide for two. The casements shall not be dedicated via the plat, but
ththpbpmmgkCnuofM«MsMM&ﬂn
cascment shall be graphically depicted on the plat for ref; d
mt(oﬂlbefumm‘.lnblcio.?uﬂc\\odﬂaleplhnpﬁonwpuﬁbymlﬁo
Licensed Professional Land Surveyor, which must include the arca of the casement (marked
EXHIBIT A) and an £1/27 x |17 map with beanngs and distances (marked EXHIBIT B) for
review. Both exhibits must be sealed, signed and dated by a Professional Land Surveyor. DO
NOT RECORD. Add a nose 10 the plat referencing this document.  All casements must be
submitted, reviewed, and approved peior 1o developesent plan approval,

4. The City of Menidian requires that pressunzed imigation systems be supplicd by a year-round
source of water (UDC 11-38-6). The applicant should be required 10 use any existing surface of
well water for the primary source. 1f a surface or well source is not available, a single-posnt
connection 1o the culmary witer system shall be requared. If n simgle-point connection is stilized,
the developer will be responsible for the payment of asscssments for the commaon arcas prior 10
prior 1o receiving development plan spproval.

5. All extsting structures that are required to be removed shall be prior to sigoature on the final plat
by the City Engincer. Any structures that are allowed 1o remiun shall be subject 10 evaluation aad
posmble reassignment of street addressing o be in compliance with MCC,

6. Allmpm&dam&hd&otm;mlmvofmalmmm

o laying adjaccot and contiguous 1o the arca being subdivided shall be addressed per
UDC 11-3A-6. In performing such work. the applicant shall comply with Idaho Code 42-1207
and any other applicable law or regulation.

7. Any wells that will not continue 10 be used must be properly abandoned according 1o Idabo Well
Construction Standasds Rulex adminisiered by the Idaho Department of Water Resources
(IDWR). The Developer, Owner, o project Engincer, shall provide a staiemsent addressing
whether there ase any existing wells m the developrent, and if 0, how they will comtinue 1o be
used. or provide recoed of their abandonment. If wells arc 1w be abandoned. the project owner or
their rep ative must the IDWR Groundwater Prolection Section (Aaron Skinner,
Hydrogeologist 208-287-4972) BEFORE any work is done to decommission an existing well
(evem if st is bolieved that the well is dess than 1X ft deep). Proof of communicasion with IDWR
mist be submisted to the City prior 10 any work being done to decommission the well. Failure 10
communicate with IDWR may result in additional work and expensc to decommission the well

8. Any existing scptic systems within this project shall be removed from service per City Ordinance
Scction 9-1-4 and 9 4 8. Comtact Central District Health for nbandomment procedures and
inspections (208)375-5211.

9. Street signs are o be in place, sanitary sewer and water system shall be approved and activated.
road base approved by the Ada County Highway Disinict and the Final Plat for this subdivision
shall be recorded. prior to applying for building permits.
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10, A leser of credit or cash surety m the amount of 1100 will be required for all wnconspleted
fencing, landscaping, amenities, elc., priog 1 signature oo the fisal plar

11 Al smprovements related to public hife, safety and health shall be completed prior 10 cccupancy
of the structurcs. Where approved by the City Engimeer, an owner may post a performance surety
blr):dl txwmnbhod«wobdn(‘ny Engineer ssgnature on the final plat as set forth in
UDC 11-5C-38

12. Applicant shall be roquired 1o pay Public Works development plan review, and construction
mspection foes, as desermined during the plan review process. prior 1o the issuance of a plan
approval letter.

13, Tt shall be the responsibility of the applicant to ensure that all development features comply with
the Amencans with Disabilitics Act and the Fair Housing Act.

14, Applicant shall be responsible for application and compliance with any Section 404 Permitting
that may be required by the Army Corps of Engincers.

15. Developer shall coordinate mailbox Jocations with the Mendian Post Office.

16. Compaction lest resulls shall be submitted o the Mendian Building Depanment for il buslding
pads receiving engincerod backfill, where footing would sit atop fill matenal,

17. The design engineer shall be required 10 certify thal the streel conterling elevalons are set a
minmmum of 3-feet above the highest established peak groundwater clevation. This is 1o cosure
that the bottom elevaton of the crawl spaces of bomes i at least |-foot above.

18, The applicants design engsacer shall be responsibic for inspection of all imgation andor
dramage facility within thes progect that do not fall usder the junsdicson of an imgason dustrict
or ACHD. The design engineer shall provide cerification that the facilities have boen instalied in
accosdance with the approved design plans. This certificanon will be required before a centificase
of occupancy is issucd for any structures within the project.

19. At the completion of the project. the applicant shall be responsible 10 submit record drawings per
the City of Mendian AutoCAD standards. These record drawings must be received and approved
prior 1o the issuance of a centification of occupancy for any structures within the project.

20. A sereet light plan will need 1o be inclided i the civil construction plans. Sereet light plan
requirements arc listed in section 6-5 of the Improvement Standards for Sarcet Lighting. A copy

of the standards can be found at
21 Tbc('-lyomedI-nlqunlMlhonmpuwlN(’nylwfﬁ:-amnmyu‘wmu
of 125% of the wolal cost for all 1 plete sewer, waler and reuse infrastructune

prior 1o fioal plat signature, This surety will be verified by a line item cost entimate provided by
the owner to the City. The surcty can be posted m the form of an imevocable letter of credit, cash
deposit or bond. Apphcant must file an application for surety, which can be found on the
Commumty Development Department website. Please contact Land Development Service for
more information o X87.2211.

22, The City of Mendian requares that the owner post to the City a warranty surety in the amount of
20% of the total construction cost for all completed sewer, water and reuse infrastrucsure for
duration of two years. This surcty will be verified by a line item cost estimate provided by the
owner 10 the City. The surcty can be posted in the form of an imevocable letter of credit, cash
deposit or bond. Applicant must file an application for surcty, which can be found on the
Community Development Depanment website. Please contact Land Development Serviee for
more information a 8872211,
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C. Irrigation Districts

1. Boise Project Board of Control

PERRON
e APOMMEI Y SO LA NRULAMA Ty PORCT)

e, ONCRLAND ROAD

THOMAS RITTHALER
AT AT POLECT ARG R

17 October 2025

City Clerk's Office
33 E Broadway Avenue, Suite 102
Meridian 1D, 83642

RE:  Hill Century Farm Townhomes
Tavistock Ave and E Hill Park
New York Irigation District
Cunningham Lateral 138+00
Sec. 33, T3N, RIE, BM.

Nick Napoli, Planner:

Boise Prosect Boarp or CONTROL

MDA, PP, RZ H-2024-0072
NY-329-001-06, 001-09, 001-17, $77-002-(4

There are no Boise Project or New York lmigation District facilities located on the above-

mentioned properties, however they do in fact possess n valid water right.

Per Idabo Statutes, Title 42, local irmgation/drainage ditches that cross this property, to serve
neighboring properties, must remain unobstructed and protected by un appropriste casement by
the landowner, developer and contractors. Landowner/developer must do their due diligence 1o

comtact all owners of neighboring properties on this matter.

If you have any further questions or comments regarding (his matter, please do not hesitate 1o

contact me at (208) 344-1141.

Thomas Ritthaler

Assistant Project Manager

theitr

ce: Kevin Reeves Watermaster, Div; 2 BPBC
Dawn Harmon Scerctary-Treasurer, NYID
File
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D. West Ada School District (WASD)

West Ada

CHOOL DISTRIC

Movember 21, 2025

RE: Hill's Century Farm Townhomes MDA, PP, RZ H-2024-0072

Dear Meridian City Planners:

West Ada School District has experienced significant and sustained growth in student enroliment during the last ten
years. Based an current enrollment data specific to the area surrounding this proposed development, we astimato 2
development consisting of 72 single-family units and 0 multi-family units could house approximately 44 school aged
children. Approval of this application will affect enrollmeants at the following schools in West Ada School District,

Enrollment Capacity

Hillsdale Elementary School 772 675" Program Capacity
Lake Hazel Middle School 981 1000
Mountain View High School 2516 2175

Wast Ada School District supports economic growth; however, growth fosters the need for additional school capacity.
Currently entitled developments will continue to have an impact on tha district's enrcllment and available capacity south
of the interstate.

When school enrollment excesds capacity, to meet the need for additional schoal capacity in this area one or more of
thie following will be implemented:
* Transporting students to an alternate school with available classrooms.
* Attendance area adjustrments if there is availability in a nearby schoal.
* Passape of a bond ta build new schools to fit the enroliment needs.
+ Portable classrooms placed on the property at the middle schoaol. Portable space is not available at Mary
MePherson Elermentary, Hillsdale Elemantary, or Mountain View High.

West Ada School District requests developers’ consideration for providing safe walkways, bike paths, and pedestrian
access for our students to schools and community resources.

Sincerely,

Miranda Carson
Director of Transpoartation & Planning
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CommunITY DEVELOPMENT DEPARTMENT

MEMORANDUM: SCHOOL IMPACTS dﬁ%

October 22, 2025
T0: Nick Napoll, Assoclate Planner
cC: Bill Parson, Current Planning Supervisor
FROM: Brian McClure, Long-range Planning Supervisor
RE: H-2024-0072: Hill's Century Farm Townhomes

CUMULATIVE IMPACTS ON SCHOOLS

The proposed residential development application s generally located at 3800 E Hill Park 5t.
This section of the memo looks at cumulative iImpacts over 2 broad area and provides
entitiement data in areas affected by the subject application. The following information is
intended as a reference, rather than a decisive tool, and serves to forecast the number of
school-aged children, enrolled in both public and private schools, using city-wide census data.
To date and within the last five years, there have been 376 entitled units (360 single-family
and 16 multi-family) approved within a 1-mile radius of the project location resulting in
approximately 225 school-aged children.

Forecasted Students Based on Entitlements

o

8 Yotal Sedents & Public  * Private

Notes: Total units derved from Merndion enterprise dota for prefiminary piots and relevant congitional
use permits over the st Syears. This dato reflects opproved pirajects only ond esciudes pending
applicotions, mciuding the sudjelt appbcation. Americon Communty Swvey 5-year doto is used o
determng persons per howsehold ond envoliment by grades for public ond prwvate schools
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EXHIBIT A

WEST ADA SCHOOL DISTRICT - STUDENT GENERATION RATES

‘West Ada School District [WASD) uses a Student Generation Rate (S3GR) to determine what
impact future development will have on enrollments. Using WASD's SGR, the following is City
staff's assessment: The SGR for Hillsdale Elementary School i 0.6 for single family and 0.2 for
multi-family. Bazed on the submitted application materials, the proposed project will contain
71 singhe family units and @ madti-family units nﬂllln] in m 43 school-aged
chl-ldrenll:msl.ﬂgudilﬂels Ple i ] 1 TLansts

affect enroliments at these schools:

School Attendance Areas 14-15" Enroliment Architectural Program
Capacity Capacity
Hillsdale Fbementary Schaal T6R Ton 675
Lake Hazel Meddie Schaol 9ar 1000 -
Mountain View High Schaol 2479 2175
Notes

s Student Generation Bates are colcwlotad in referance (o the desigpnated slementary school within bhe
subect property’s associoted school attendonce ovea. This informotion & infended a3 o reference,
rother than a JE‘I.'IE- e

& Progects con be Bl in phoses and full imgacts not mmediohe

®  Archileciurol l'.'ur.lr.ll. Iy — the copocily estobis '*-.-r.l' af the time o schoal i5 designed based on he
fumber of general edivation daiiroamd in the bullding
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E. Ada County Highway District (ACHD)

Besirgnciy Capldl, Presiobent

Apgoils PhChading, Ve President

Kt Cokithorps, Commiaslonss

o D' BCH mnay, SO0 ITasi conias
s Patrics Hileson, Commndsslones

Cate: January 29, 2025

Tax Eh Benski, Brighton Corp

Staff Contact: Sam Standal, Assistant Traffic Engineer
Project Description: Hills Century Farms

Trip Generation: This developrment is estimated o generate 502 vehicle trips per day,
&1 vehicle trips per howr in the PM pealk hour, basad on the |nstitute of Transportation
Engineers Trip Generation Manual, ™ edition.

Traffic Impact Study

ACHD Planned
i

1P WP
cip

Is Transit Available?

Cormments:
connecting you to more
Acla Ciownty Higheay Dt « 3775 Adarns SCnesd - Casden City, ID- BE371 - PH 706 I5T-6000 - FX 345-T650  Wsachdidaioong

A. 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 Commission finds the map amendment complies with the applicable provisions of the
Comprehensive Plan in regard to the Mixed-Use Neighbor future land use map designation
for the site. The Commission determined since the proposed development falls into the 30-
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60% residential requirement for the Mixed-Use Neighborhood designation and is providing
additional vehicular and pedestrian connectivity in the area that it is consistent with the
comprehensive plan.

2. The map amendment complies with the regulations outlined for the proposed district,
specifically the purpose statement;
The Commission finds that the proposed map amendment and subsequent development will
contribute to the range of housing opportunities available in the City .In addition, the
proposed development will provide housing near a regional park, YMCA, and elementary
school.

3. The map amendment shall not be materially detrimental to the public health, safety, and
welfare;
The Commission finds the proposed zoning amendment will not be materially detrimental to
the public health, safety, or welfare. The public testimony given at the hearing discussed
concerns regarding traffic and over capacity schools, the commission ultimately determined
that the proposed development would not make an impact that would be determinantal to 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 Commission finds that the proposed amendment will not result in any adverse impact
upon the delivery of services by any political subdivision providing public services to this
site. One of the main concerns from the public testimony was regarding Hillsdale Elementary
School and Mountain View High School being over capacity. The Commission determined
that the proposed seventy homes would not have adverse impacts to the school district
serving the estimated additional students generated by this development.

5. The annexation (as applicable) is in the best interest of city.
This is not applicable due to this application being a rezone.

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

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

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

The Commission finds the proposed plat is in conformance with the Comprehensive Plan and
Unified Development Code.

2. Public services are available or can be made available and are adequate to accommodate the
proposed development;
The Commission finds that public services are available and can be extended into the site to
accommodate the proposed development.

3. The plat is in conformance with scheduled public improvements in accord with the city's
capital improvement program;
City water and sewer and other utilities will be extended by the developer at their own cost,
therefore, the Commission find the subdivision will not require the expenditure of capital
improvement funds.
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VI.

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

The Commission finds there is 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 Commission 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 Commission finds there are no natural, scenic, or historic features that need to be
preserved with development of this property.

C. Private Streets

In consideration of the private street application the decision-making body shall make the
following findings:

1. The design of the private street meets the requirements of this Article;

The Commission finds the design of the private street meets the requirements listed in Article
A of the private street code.

2. Granting approval of the private street would not cause damage, hazard, or nuisance, or other
detriment to persons, property, or uses in the vicinity;
The Commission finds the proposed private streets will not cause damage, hazard, or
nuisance, or other detriment to persons, property, or uses in the vicinity.

3. The use and location of the private street shall not conflict with the Comprehensive Plan
and/or the Regional Transportation Plan; and
The Commission finds the location of the private streets does not conflict with the
Comprehensive Plan and Regional Transportation Plan. The proposed development will be
finishing the construction of E. Hill Park Street (local street) which will help finish the
transportation plan in this area.

4. The proposed residential development (if applicable) is a mew or a gated development
community, promotes infill, or is a planned unit development.
The Commission finds the proposed residential development promotes infill by developing
some of the last empty sites in the general vicinity of the development. In addition, the
proposed development will provide better vehicular connectivity.

ACTION
A. Staff:

Staff recommends approval of the proposed modification to the Development Agreement,
Rezone, and Preliminary Plat with the conditions of approval listed in Section IV.

B. Commission:

The Meridian Planning & Zoning Commission heard these items on November 20", 2025. At the
public hearing, the Commission moved to recommend approval of the subject Rezone, preliminary
Plat and Development Agreement Modification requests.

1. Summary of Commission public hearing:

In favor: Amanda McNutt

In opposition: None

Commenting: James Phillips, Alan Harris, and Chris Johnson (Not the clerk)

Written testimony: We received written testimony from 31 citizens with concerns regarding
school capacities, traffic and safety, inadequate parking, utility capacities, density, and

[~ 10 o @
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inconsistency with the comprehensive plan. Hillsdale Elementary and Mountain View High
schools being over capacity. The citizens described the traffic as gridlock with people doing
reckless maneuvers that cause safety concerns. In addition, the citizens were concerned with
the data used by ACHD which dates back to 2019.

Staff presenting application: Nick Napoli

Other Staff commenting on application: None

€.
f.

2. Key issue(s) of public testimony:
a.

3.

4.

5.

Hillsdale Elementary School and Mountain View High School being over capacity,
Centerville (neighboring development) has not been fully built out yet and was also rezoned
to remove commercial for residential, traffic during peaks hours of the day and around
major school drop off and pick up has become significant and unsafe, and the lack of
commercial in south meridian for residents to use.

Key issue(s) of discussion by Commission:

a. The commission discussed the schools being over capacity and decided to let city council
make the ultimate determination on this issue. In addition, they discussed the transition from
residential to commercial and whether losing additional commercial space for more
residential was appropriate. The commission also discussed the viability of commercial uses
without any street frontage.

Commission change(s) to Staff recommendation:

a. None

Outstanding issue(s) for City Council:

a.  Hillsdale Elementary and Mountain View High School being over capacity, whether losing
additional commercial space for residential is appropriate, traffic in the immediate and
broader area, and whether the density of the development is appropriate.

C. City Council:

Pending
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EXHIBITS

A. Project Area Maps
(link to Project Overview)

1. Aerial

VIL Legend

Project Location
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3. Future Land Use

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

PARCEL $1133212576 SERVICE ACCESSIBILITY

Overall Score: 30

39th Percentile

Critena

Description

Indicator

Location

Extension Sewer

Floodplain

Emergency Services Fire
Emergency Services Police
Pathways

Transit

Arterial Road Buildout Status

School Walking Proximity

School Drivability

Park Walkability

In City Limits

Trunkshed mains < 300 ft. from parcel

Either not within the 100 yr floodplain or > 2 acres
Response time 3-9 min.

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

Mot 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 Schoaol 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

City of Meridian | Department Report
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D. Original Concept Plan
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E. Site Plan (date: 9/18/2025)
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Landscape Plan (date: 9/18/2025)
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G. Preliminary Plat (date: 9/18/2025)
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