
Meridian City Council                           May 23, 2023. 
 
 
 4. Public Hearing for Promenade Cottages Subdivision (H-2022-0013)  
  by Steve Arnold, A-Team Consultants, located at 403 E. Fairview Ave.  
 
  A. Request: Rezone approximately 6.819 and 0.326 acres of land  
   from the R-8 and C-G zoning districts to the R-40 (6.61 acres) and  
   C-G (0.535 acres) zoning districts. 
 
  B. Request: Preliminary Plat consisting of 30 single-family residential  
   lots, 5 multi-family lots, 2 commercial lots and 8 common lots on  
   7.64 acres of land in the requested R-40 and C-G zoning districts. 
 
  C. Request: Conditional Use Permit to construct a 90-unit, multi-family 
   development on approximately 2.8 acres in the requested R-40  
   zoning district. 
 
  D. Request: Conditional Use Permit to construct single-family,   
   detached dwellings on the 10 of the 30 single-family residential lots  
   in the requested R-40 zoning district. 
 
  E. Request: Conditional Use Permit to allow the existing, non-  
   conforming parking, landscaping and mobile home park to remain  
   as is for an extended period of time in the C-G and requested R-40  
   zoning districts. 
 
 
Simison:  Next item up is Item 4, which is a public hearing for Promenade Cottage 
Subdivision, H-2022-0013.  We will open this public hearing with staff comments from  Mr. 
Parsons.  It looks like it's Ms. Allen again.   
 
Allen:  Allen.  Thank you.  Thank you, Mr. Mayor.  The next application before you is a 
request for a rezone, a preliminary plat, and three separate conditional use permits.  This 
site consists of 7.64 acres of land.  It's zoned R-8, medium density residential, and C-G, 
general retail and service commercial, and it's located at 403 East Fairview Avenue.  This 
property was annexed into the city in 1969 without a development agreement.  The 
Comprehensive Plan future land use map designation is commercial, 2.12 acres, 
approximately, on the end and high density residential, approximately 5.52 acres on the 
south end.  The north portion of this property adjacent to Fairview Avenue is zoned R-8 
and C-C and is developed with two commercial buildings, a multi-tenant building, with 
retail and restaurant uses where Idaho Pizza is located, a paint store, Rodda Paint, and 
associated parking.  The portion of the site directly to the south is a mobile home park 
and further to the south is vacant undeveloped land, all zoned R-8.  The applicant 
proposes to rezone 7.15 acres of land from the R-8 and C-G zoning districts to the R-40, 
6.61 acres, and C-G, .54 acre zoning districts, consistent with the underlying future land 
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use map designations of high density residential and commercial.  The rezone to C-G will 
remove the nonconforming status of the retail store in the R-8 zoning district, as such use 
is a permitted use in the C-G district.  The mobile home park is a prohibited use in the 
proposed R-40 zoning district.  A conditional use permit is proposed to extend the 
nonconforming use until such time as the property redevelops in a minimum of four years.  
The proposed multi-family residential development is a conditional use in the R-40 district 
subject to the specific use standards for such in the UDC.  The proposed single family 
residential attached dwellings are a principal permitted use and the single family 
residential detached dwellings are conditional use in the proposed R-40 district.  A 
preliminary plat is proposed consisting of 45 building lots, 30 single family residential 
building lots, five multi-family residential building lots and two commercial lots and eight 
common lots on 7.64 acres of land in the R-40 and C-G zoning districts.  A gross density 
of 20.51 units per acre is proposed overall in the residential portions of the development.  
The plat is proposed to develop in three phases as shown.  The single family residential 
on the south end of the site is proposed to develop first with 30 single family residential 
attached and detached dwellings at a gross density of 16.5 units per acre with the multi-
family residential development  second, with a total of 90 apartment units at a gross 
density of 28 units per acre, for an overall gross density of 28 units per acre and rebuild 
the commercial area last, shortly after the second phase.  The -- the -- excuse me.  The 
phasing plan is based on the type of loan the applicant has on the property.  Because the 
property is income producing, the loan will not allow the owners to disrupt the income 
being made off the existing commercial buildings and the mobile home park.  Once the 
property is not encumbered by this loan condition the owner will move forward with phase 
two providing market conditions warrant it.  Phase three will follow shortly thereafter.  Due 
to the financing and timing the applicant requests an additional period of time of 
approximately four to five years, instead of the standard two years, to obtain the city 
engineer's signature on the second phase final plat.  This will allow ample time to notice 
the existing residents of the mobile home park of the plan to redevelop the property.  Staff 
recommends the second phase final plat application is not allowed to be submitted for a 
minimum period of four years from the date of approval of the preliminary plat to allow 
residents of the mobile home park ample time to find other housing prior to 
redevelopment.  This will require at least one time extension to be obtained in order for 
the preliminary plat to remain valid.  There are three existing access driveways via 
Fairview, an arterial street.   One for the retail paint store on the west and two for the 
multi-tenant building.  The western access is proposed to be removed and the eastern 
accesses are proposed to remain until redevelopment of that portion of the property 
occurs, as removal at this time would negatively affect existing uses.  Upon 
redevelopment of the commercial portion of the site all accesses via Fairview shall cease 
and access shall be provided via Northeast 3rd Street, the lesser classification of the two 
streets.  There are nine existing access driveways via Northeast 3rd Street, a local street 
designated on the master street map as a collector street, two for the commercial, one 
ingress-egress driveway for the mobile home park and six driveway accesses for 
individual homes.  The northern access via Northeast 3rd Street is proposed to be 
removed as it's too close to the intersection and doesn't conform to ACHD standards.  
The second access nearest Fairview is proposed to remain to serve the existing 
commercial retail store and a new driveway access is proposed 30 feet to the south of 
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the aforementioned driveway as depicted on the site plan in alignment with the driveway 
on the west side of 3rd.  Due to the traffic conflicts that will likely result with the two 
driveways so close together, staff is recommending these two accesses are combined 
and aligned with the driveway on the west side of 3rd in accord with the UDC, which limits 
access points to collector streets.  The existing driveway in alignment with Gruber Avenue 
on the west side of 3rd is proposed to remain and be reconstructed as a 30 foot wide curb 
return driveway as -- has been approved by ACHD.  The remainder of the accesses are 
proposed to be closed.  No access exists via Badley Avenue, a local street along the 
southern boundary of the undeveloped portion of the site.  Two new driveway accesses 
are proposed via Badley to the single family residential portion of the development, which 
also provides connectivity to the multi-family residential and commercial portions of the 
development.  Private streets are proposed for internal access to the proposed single 
family and multi-family dwellings.  With the subdivision cross-access ingress-egress 
easement should be granted between the single family and multi-family and commercial 
portions of the development via a note on the final plat or a separate recorded agreement.  
Alternative compliance to the off-street parking standards for single family dwellings, 
which requires parking pads to be located in front of the garage, to allow the parking pads 
for the three bedroom units to be located as close as possible to the corresponding unit 
was approved by the director.  Additional right of way is required to be dedicated along 
Fairview, but no improvements are required with the -- with this development, as Fairview 
is listed in the CIP to be widened from five to seven travel lanes with on-street bike lanes 
between 2036 and 2040.  With development the existing section of Northeast 3rd Street 
is required to be improved with an eight foot wide planter strip and a five foot wide 
detached sidewalk abutting the site in the unimproved section between Gruber and 
Badley constructed as a complete collector street in accord with the master street map 
and in general conformance with the city's downtown Meridian street cross-section 
master plan.  Private streets are proposed for internal access to the proposed single 
family and multi-family units for addressing purposes.  The pathways master plan depicts 
a ten foot wide multi-use pathway off site along the west side of Northeast 3rd Street and 
along East Fairview Avenue on this site.  Internal pedestrian connections are required 
between the single family, multi-family and commercial portions of the development.  A 
25 foot wide street buffer is required along Fairview and a 20 foot wide buffer is required 
along Northeast 3rd Street, landscaped in accord with the UDC standards.  Because the 
single family portion of the site is below five acres in size at 2.7 acres, the minimum 
common open space and site amenity standards do not apply.  The southern portion of 
this project is within the Meridian floodplain overlay district, Zone AE, and will require a 
floodplain development permit.  A conditional use permit is proposed to construct a 90 
unit multi-family development on approximately 2.8 acres of land in the requested R-40 
Zoning District.  Five three story 18-plex multi-family structures are proposed containing 
a mix of one, 45 units, and two-bedroom, 45 units, ranging from 712 to 1,278 square feet 
in size.  The amount of common open space proposed for the development exceeds the 
minimum standards.  A minimum of a half acre of common open space is required, .94 
acre is proposed, which is almost twice the minimum required.  A minimum of four site 
amenities are required, one from each category.  The applicant proposes a swimming 
pool, clubhouse, dog park, community garden, a tot lot and charging stations for electric 
vehicles from the quality of life, open space, recreation and multi-modal categories as 
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required.  Off-street parking is proposed in excess of the minimum standards with nine 
extra spaces.  Nine of the surface parking spaces need to be covered in order to meet 
the minimum standards for covered spaces.  Conceptual building elevations were 
submitted for the -- for the proposed single family structures as shown and for the multi-
family structures as shown.  The single family cottages are all proposed to be two stories 
in height, with two car garages, while the multi-family apartment buildings are proposed 
to be three stories in height.  The clubhouse will be a single story in height.  The applicant's 
narrative states the multi-family buildings will use similar accents as the cottage units.  A 
conditional use permit is requested for the development of ten single family residential 
detached dwellings in the requested R-40 zoning district.  Typically single family 
residential uses are not a desired use in the R-40 high density residential zoning district.  
However, they are allowed as a conditional use.  There are existing single family 
residential dwellings to the west across Northeast 3rd Street and to the South across 
Badley Avenue.  The proposed single family residential homes at a higher density of 16.5 
units per acre will assist in providing a transition to the multi-family residential apartments 
planned in the second phase of this development and should be compatible with adjacent 
uses.  For these reasons staff is supportive of the request.  A conditional use permit is 
requested to allow the existing nonconforming parking, landscaping and mobile home 
park to remain as is for an extended period of time until redevelopment occurs with the 
second and third phases of the proposed development.  The nonconforming use of a 
portion of the site as a mobile home park and the parking and landscaping in the 
commercial portion of the development will remain as is until the second and third phases 
of development respectively, which will be approximately four to five years.  The 
Commission did recommend approval of these applications with the conditions in the staff 
report and I will just go over a summary of the Commission hearing.  Steve Arnold, the 
applicant's representative, testified in favor.  There was no one testifying in opposition.  
Kelly Jean Warner did comment on the application.  There was no written testimony 
received.  And the only issue of discussion was the question from the neighbor regarding 
how the proposed development would affect adjacent properties in the area.  Key issues 
a discussion by the Commission are as follows:  Concern pertaining to the extended time 
period for redevelopment of the mobile home park and commercial portions of the 
development and feasibility of the development -- developer's ability to refinance the 
property after the terms of the existing loan are satisfied.  Concern pertaining to the 
upkeep of the mobile home park in the interim of people vacating the mobile homes prior 
to redevelopment of the site and inclusion of a requirement for the mobile homes to be 
removed as they are vacated.  Concern pertaining to the uncertainty of what's involved 
with the construction of a complete street section for Northeast 3rd Street between Gruber 
and Badley, i.e., if additional right of way is needed from the property to the west, if 
reimbursement for the cost of construction of the western portion of the street is possible 
from ACHD.  And, finally, inclusion of a sunset requirement for the conditional use permit 
for extension of the nonconforming uses.  Commission changes to the staff 
recommendation are as follows:  A sunset requirement of four years was included for the 
conditional use permit for extension of the nonconforming uses, consistent with the 
preliminary plat requirement in the development agreement.  The pedestrian pathway 
along the eastern boundary of the single family portion of the site shall be removed due 
to CPTED safety concerns.  That is -- if I can just take a moment and point that out.  It's 
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this pathway right here where my pointer is.  Staff is requesting Council allow this pathway 
as it provides access to the front of these units, which are accessed from the rear via the 
private street which functions as an alley and the applicant is also requesting that that 
condition for removal be stricken.  And, finally, inclusion of a provision requiring the mobile 
homes and associated debris that are vacant at the beginning of phase two to be removed 
within 45 calendar days.  If there are more than five vacant mobile homes that time period 
is extended to 90 calendar days.  The only outstanding issue for Council tonight is -- as I 
just mentioned, that staff requests Condition A2.2F requiring the removal of the pedestrian 
pathway along the east side of the single family portion of the development is stricken.  
There has been no written testimony received since the Commission hearing.  The 
applicant is here to present tonight.  That's all staff has.  Thank you.   
 
Simison:  Thank you, Sonya.  Council, questions for staff?  Okay.  Would the applicant 
like to come forward?  Good evening.   
 
Arnold:  Mr. Mayor, Members of the City Council, for the record it's Steve Arnold.  I'm with 
A Team Land Consultants.  1785 Whisper Cove, Boise.  83709.  I -- I think Sonya has 
pretty much covered the -- the project in its entirety.  So, what I'm going to try to do is -- 
is give kind of an overview of a feel of what we are doing.  The product that we are building 
here has only been built once before and we did it in Boise right next to -- it is Stones 
Throw, which was a Meridian project, and it's got -- what we are calling these units at the 
south end -- they are basically a cottage unit and they are a mix of attached townhomes 
and detached single family units and I will get to the pictures on these, but they essentially 
operate as a high density product.  The one that we did at Irving and Mount Hood, it was 
three acres and we did roughly 60 units on it and 30 were the attached and 30 were the 
detached and I will get through some of these pictures here.  Like I said, I think Sonya 
covered most of these.  This is a pretty complicated application for the size of the project.  
I mean we are seven acres and we have got a ton of different applications that we are 
doing.  We are not looking for variances, but because of the product type that we are 
doing, the -- the single family cottage unit, because it is single family, it's required to have 
the additional two parking stalls in -- in front of the garage and because these are all alley 
loaded we specifically prepared a -- a parking exhibit, so that Council and staff could see 
that, you know, this -- these parking spaces are reserved for these units.  There is a good 
number of the units that we don't need parking in front of, because they are two bed, two 
bath.  It's just the three bed, two bath that you need parking in front of the garage.  So, 
basically, 15 units is what we are asking for that is not in front of the garage.  One of the 
things that was requested -- and I -- I think we can comply with everything that the 
Commission asked for.  The one item that we do not want to have installed is the sidewalk 
along the southeast corner and, again, that was just for the reasons to access the front 
of the units.  The concern that the Commission had at the time was basically there is -- 
there is an area there that there is not a lot of lighting.  So, what we would propose is to 
put some pathway lighting along that, so that there is lighting and that helps address the 
concerns.  Sonya did touch bases on the -- the -- the four years and, basically, how we 
can't touch anything that affects the income production on this property.  Hence, we are 
asking for the longer time before we start relocating the -- the trailer homes and doing 
anything with the properties up front.  We will have CC&Rs and they will basically govern 
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the commercial portion, the multi-family portion and the -- the cottage portion.  Each of 
them will maintain certain things, like their parking, their perspective drive aisles.  They 
all will have access -- or at least the residential portion will all have access to the 
clubhouse and the other amenities.  In the cottage areas we added several amenities 
there that will, again also be open to the multi-family.  The -- the one thing that came up 
at the Commission hearing last time -- and it's -- it's still a question, but I think it's 
something that we can work through and I -- we raised the red flag about 3rd Street, 
because we thought that potential additional right of way would be required.  In working 
with staff I think we can move the majority of the roadway onto our property, so that we 
can get it entirely built and it's -- we will take the burden from Badley to Gruber and, then, 
from Gruber north to Fairview Avenue.  The highway district and staff is just looking for a 
half plus 12 and, then, modifying some of the buffers and stuff adjacent to us.  We do 
have the Rodda Paint building that sits very close to the current right of way, so we have 
that existing building that we have got to work with and, then, we have got the pizza multi-
tenant place that we have currently got to work with the existing configuration with the 
loop driveway to the far east and, then, the center driveway, but in the short term there 
are a couple nonconforming driveways that we can clean up there.  This site has been a 
challenge for a long time and I'm hoping we can get to something that definitely looks a 
lot nicer.  Just to go on record, we have read through all of the city conditions, the agency 
comments.  We just got ACHD's report today, I believe, and we have gone through all 
those and we can comply with those.  I won't go through the -- the plat too much, other 
than to just kind of give you an idea the -- the southern portion, again, although it looks 
like they are private roads, they actually function as an alley load.  So, the -- the whole 
south portion of the -- the project is basically an alley load and, then, the green spaces in 
between are what are MEWs or paseos kind of a -- a common walking area that you can 
enter to the front of the home.  This kind of shows the -- the site circulation and our -- it's 
our site plan that was submitted.  I broke this slide out because I -- we -- we paid quite a 
bit of attention to parking on this.  So, to give you an idea, we have -- on the multi-family 
we -- there are required to be 158 stalls and, then, nine guest parking.  We are at 161 
with 15 guest spaces.  The cottages were basically right at what is all required.  So, the 
cottage is at three two.  That's basically saying it's a three bed, two bath, and it requires 
the 30 garages and, then, 30 parking spaces in front of the garage.  The cottages that are 
two bed, two bath, only require just the parking.  So, just the garages.  But to give you an 
idea on the cottage guest area that we have shown around that, we have shown 20 
additional parking stalls for those cottage units and I'm sure some of the multi-family will 
be grabbing them, too, but we have quite a bit of additional parking and just go down to 
the commercial there is only -- between the two buildings, who are only required to do 33, 
we have got a total of 90.  So, we are -- we are well parked on this site.  This gives you 
just kind of an idea the -- the layout and the open space and, again, here at the southeast 
corner, which would be the far left lower end, we would request that we could keep the 
proposed sidewalk and just have lighting and, then, you could see the dog -- the center 
park here was planned out and the cottage units and that was mainly just to create a 
central focal area that had multi- uses and multi-amenities and you can see what we are 
doing here in the center in the multi-family.  But, again, these will all happen in phases.  
The very first phase that we were going to do is the cottages at the south side.  Before 
we could build there we have got a flood zone that we got to clean up, so there is quite a 
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bit of cleaning on this piece, but we still see it as very feasible and ultimately we will 
probably get rid of a big headache for the police out there.  This -- I put this slide together 
to give you an idea -- 3rd Street is -- as you can see doesn't connect.  The -- I forget that 
east-west road.  3rd Street doesn't connect Badley to the Gruber.  Gruber -- there is no 
right of way that exists there.  And, then, eventually we will be extending Gruber as a 
private road to access the multi-family to the north.  But it -- it -- 3rd Street could be a 
challenge, but I think it's -- it's -- with the help of staff and ACHD I think we can get through 
it.  This gives you an idea.  This is looking at Gruber Street due south of Gruber.  Give 
you an idea of   -- there may be a few trees that we are removing that could be a little bit 
of a challenge.  This is getting into the cottage product and I will try to explain a little bit 
as we go through these, but this is a -- a corner home and as you can see on the -- the -
- the face of the home faces the street and, then, in the back as you can see right behind 
the -- the building is the alley that essentially we are going to be doing on this product 
type and there, again, this gives you an idea of what the face of the buildings are and how 
they work with the roads.  If you are looking far to the right-hand side of this that would 
be the public street.  Here is the single family portion.  They blend in very well with the 
duplexes.  Here again this is the typical MEW that we do on a high density product and 
this being 11 units per acre it's fairly low.  So, this one that we did over in Boise at 20 units 
an acre, the MEW and the paseos are much narrower.  Here again is the alley looking 
from behind.  This gives you an idea -- this -- we are going to be doing similar fencing like 
this in our open areas.  Here is a sketch of the multi-family, because that's so far out I 
know we will be back in front of the -- the city with a design review of some sort for this 
and then, the -- the two discussion items -- the -- the one thing that we would like is -- and 
this isn't so much with the city, but if we can get backing from the city that would be great.  
Typically an agency, like ACHD, requires you to do half plus 12 of a road that you abut.  
In this particular case ACHD and the city is asking for the full street section of -- of 3rd 
Street between Badley and Gruber and in this situation it probably does make good sense 
to build the road at one particular time, because the likelihood of things redeveloping on 
the west side are very unlikely, but we -- we would like to entertain discussions about 
reimbursements of that and this property is in what's called an opportunity zone and it's 
also in the Meridian downtown development zone that I believe there is a process and 
funding mechanisms to do that.  We -- we do ask for help on this.  I -- I -- I do see this 
road as a challenge and with the city and ACHD's help I think it can be done.  And with 
that I will stand for any questions and I appreciate the opportunity to present in front of 
you tonight.   
 
Simison:  Thank you.  Council, any questions for the applicant?   
 
Overton:  Mr. Mayor?   
 
Simison:  Councilman Overton.   
 
Overton:  Two questions.  Steve, the -- the nature of CPTED and why the Commission 
probably wanted to get rid of that pathway on that east side had to do with the lack of 
lighting.   
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Arnold:  Correct.   
 
Overton:  The mitigation of that CPTED concern is putting in some type of bollard or 
pathway lighting.  I hear you correctly that you would be willing to put that in.   
 
Arnold:  We could do both.   
 
Overton:  Okay.  Okay.  Thank you.  Second question.  The decision to wait four years on 
the trailer park is hinged to the loan; correct?   
 
Arnold:  Yes.  Mayor, Councilman Overton, that's correct.  And it's also -- we are going to 
need some time to help relocate a bunch of people that are probably going to have a 
challenge.   
 
Overton:  Well, that's my second part of that one.  With that being said, four years, I got 
to say that gives people plenty of time to find a new place to call home.  I don't know how 
many of those have been living there for a long time and had a lot of time in that trailer 
park over a career.  My other question is during those four years are -- who is going to be 
in charge of maintaining that as we get closer to that four year mark to make sure up until 
the point of it redeveloping it doesn't just fall to pieces?   
 
Arnold:  Mayor, Councilman Overton, the same group of people that's maintaining it now.  
I mean they -- they have got a maintenance group that comes in and -- and takes care of 
it, but the intent is we are -- not to let it go to pot in the time.  The intent is to, one, I mean 
I shouldn't -- we shouldn't underscore the value of the loan, because that we can't do 
anything about.  It's like -- as much as I would like to sound like a great neighbor, you 
know, the -- the four years is mainly based on the fact that we can't change the loan, not 
that we are -- that these people need four years to get out.  I mean they could theoretically 
get out in, you know, six to nine months.  But, yeah, during the -- the time frame between 
now and when we were redeveloped with the multi-family we will be maintaining that and 
we can add language in our CC&Rs if there's something specific that the Council would 
like to see in that.   
 
Overton:  Thank you.   
 
Strader:  Mr. Mayor?   
 
Simison:  Council Woman Strader.   
 
Strader:  Thank you.  Thank you, Mr. Arnold.  I have some concerns.  So, to me this opens 
the door to eliminating some of the very few amount of affordable housing we have in the 
city.  I don't know where these folks would go.  I mean -- so, I -- I have a real concern 
around that.  How many people are in the existing mobile home park?  That's my first 
question.  And, then, I would like to know -- are you trying to address, you know, a need 
at a certain price point with your new product that you are bringing online?  Do you want 
to talk about that a little bit?  But just thinking about -- you know, we have a mobile home 
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park and now we are going to be getting multi-family with charging stations and a dog 
park and it's going to be beautiful.  But that sounds like Class A, you know, product to me.  
So, I just -- I want to kind of understand -- without getting into rents or anything, but what 
kind of part of the market are you addressing through your development?  What's the 
maturity of your loan, if you can disclose that, because it sort of speaks to the timing as 
well.  Those are kind of my three initial questions.   
 
Arnold:  Okay.  Mayor Simison, Council Woman Strader, the -- so, we -- we started out   -
- and Bill and I have been talking about this project for probably six years.  So, the -- the 
-- it used to be six years that the loan was fully matured on that -- or they -- I shouldn't 
say that.  It was six years until they could refinance that loan and I'm -- so that's not -- I'm 
not privy to their financial situation.  The other question you had was -- if I interpret this 
correct -- was it were we providing affordable housing.  There has not been any discussion 
on that, but the one thing that it is doing that -- and I have got kids renting right now -- is 
we are bringing more rental stuff onto the market.  The multi-family.  And that will help 
overall drive rent down.  The -- so, that's the affordability part.  The number of people that 
are living in there I don't have a head count, but there -- I do know for a fact that there are 
programs that take anywhere between six months to a year and a half for people to apply 
to get assisted housing and I know there is current programs for that, but I'm -- I -- I can't 
say this is going to be affordable.  Anything like what it's at right now, I mean some of 
these things shouldn't be lived in.   
 
Strader:  Mr. Mayor?   
 
Simison:  Council Woman Strader.   
 
Strader:  Yeah.  It -- it's a really sensitive topic; right?  And so just to reflect back to you a 
little bit.  So, it sounds like you are saying there is an issue with substandard housing at 
this mobile home park.  I don't know if that's true or not; right?  I mean we -- we do have, 
you know, standards in the city.  But, you know, just because housing is different than 
maybe what our price point might be or what we might prefer, that doesn't mean that that 
isn't acceptable housing for someone else.  So, I would need to understand a little bit 
more about the conditions at the site to agree or disagree with that.  But I am concerned, 
because you -- you know, from -- I actually have a friend who moved to a mobile home 
park like far outside of town, like over near Mountain Home and they were on a wait list 
for almost a year to get into that particular area from just -- as just an anecdotal 
conversation I had with somebody that I know.  But from what I understand there is not 
any vacancy in the Treasure Valley for a mobile home and so four years seems like a long 
time, but I'm concerned that maybe the financing market will change or, you know, maybe 
the cottages component will be built quickly or, you know, maybe something will change 
and, then, that time frame to allow these folks to find new housing will be changed and 
they won't have a lot of time and, then, I think it sounds like they would need to go on 
public assistance is what you are saying.  We don't know that.  But, you know, that seems 
like a really problematic fact pattern.  So, yeah, I'm just going to -- I'm -- I'm just struggling 
with the human element of this one.  I don't think there is going to be a great answer for 
it, but -- and this is a big -- a big problem we are having --we think supply and demand is 
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what's driving rents and that may not be true.  Like if we are just building Class A and 
everyone's coming from other states where they have, you know, a different cost of living 
and, then, they come here and the people that are moving in taking Class A apartments 
are displacing existing residents and -- so, that -- that's a concern I have.  I -- but I don't 
know what the answer is.  I mean, you know, you own this property, you have a right to 
develop it, but there is a real big elephant in the room of what will happen to the people 
that live here.   
 
Cavener:  Mr. Mayor?  Steve, I didn't want -- I didn't want to step on your toes if you want 
a response.  Sorry.   
 
Arnold:  No.  Go ahead. 
 
Simison:  Councilman Cavener.   
 
Cavener:  Thank you, Mr. Mayor.  Steve, a couple -- couple comments.  One, I really like 
the cottage product.  I think that's a nice fit for downtown Meridian.  I have got a lot of -- 
a lot of love for the old Idaho Pizza Company -- the Idaho Pizza Company building.  That 
was my -- let us -- make us all feel a little better -- that was my daycare when I was in 
kindergarten.  It was like Greenleaf Academy.  So, they had a great sandbox.  So, I love 
that piece of property.  A -- a couple things -- and -- and some of it is -- to Council Member 
Strader's questions about the -- the trailer park and it's not lost on me that many of those 
units are in disrepair and there is some -- some significant blight, but it's also not lost to 
me that that is housing for people.  So, Council Member Strader I think asked around it 
and I -- I want to give you another chance maybe to respond, because I know -- I think 
that the -- the plan for the apartments is upscale premium I think is the terms that you use 
in your narrative.  So, again, certainly not a place that these current residents are going 
to live.  So, they will be displaced.  And so I think it's important for this Council to have a 
good understanding as to what you or your business partner, employer, what their plan is 
to support those people.  What is the plan you have got --  you -- you outlined four years 
because of the loan, although I think you do also indicate in your narrative that even after 
four years you may not move forth depending on -- on the market.  So, help the Council 
understand what is your plan for these people to move them out of their existing home?   
 
Arnold:  Mayor Simison, Commissioner -- or Councilman Cavener, the specifics of the 
plan really has not come up yet.  I mean we are -- 
 
Cavener:  Okay.   
 
Arnold:  -- that's something that's down the road, but it is something that we have thought 
about.  I mean we have -- I have actually personally met with some of the -- the -- I guess 
they are not land owners.  The -- the residents that live in there and I have learned more 
than I knew about mobile homes and apparently the mobile home industry -- there is a lot 
of places -- and I'm probably speaking out of turn -- that won't let you bring in a mobile 
home that is over a certain age --  
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Cavener:  Yeah.   
 
Arnold:  -- and, you know, that's news to me.  So, some of these homes that are there 
they can't be -- I mean they can't physically be moved --  
 
Cavener:  Sure.   
 
Arnold:  -- off site.   
 
Cavener:  So that -- go ahead, Steve.   
 
Arnold:  So, there is going to be some logistics there, you know, but you got to plan on 
how that's going to be taken care of.  No.  And, then, one of the -- the portion of that plan 
may be to look into the multi-family and affordable housing there.  But that's not been 
looked into at all right now.   
 
Cavener:  So -- Mr. Mayor?   
 
Simison:  Councilman Cavener.   
 
Cavener:  Steve, I appreciate your -- your candidness on that.  For me as a Council 
Member -- I think these are technically county residents, but these are people and so I -- 
I just want to be upfront with you, I like a lot of this project.  I'm not going to support it 
tonight until you have got a plan about how we are going to handle those people, because 
that may be finding affordable housing or essentially becoming homelessness is a 
conversation nonstarter for me this evening.  So, it sounds like you have thought about it.  
Again, you haven't heard from the rest of the Council, but I think that's an important piece 
that you are going to probably -- that's a big, big piece of the puzzle that I think that you 
have an obligation to address, because you are going to displace these people and you 
have got plenty of time to do it.  So, bring us a plan that makes me feel comfortable that 
we are going to take care of these people.   
Arnold:  Mayor Simison, Councilman Cavener, I do -- I believe my client is online tonight 
and they own several mobile homes.  So, I -- I'm hoping that he raises his hands online 
and -- and can give you examples of what they have done in the past.  Because I -- we 
have not -- he and I have not talked about that.   
 
Cavener:  Sure.  Mr. Mayor, I -- I invite that.  I just think it's important.  Ideas are fantastic, 
conceptual in nature.  Until I see something that is either part of a development agreement 
or something that is tied to your -- to your rezone request, I -- I just -- I can't in good 
conscience be supportive of anything until that particular piece is answered, as much as 
I really really like what you are trying to do in downtown.   
 
Arnold:  I appreciate that.   
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Simison:  And just to clarify, just -- I -- I want to make sure I heard or didn't hear correct.  
These -- I think you said these are county -- I think this was annexed into the city and 
these are city residents.   
 
Arnold:  Yeah.   
 
Simison:  Just so that was clear for yourself before moving forward, so --  
 
Parsons:  Mayor, if -- if I may just add some -- some commentary on this, because 
certainly the six years that Steve and I have been talking about this this has been part of 
our conversation, because same thing as a planner, that's something that we certainly 
don't strive to do is displace people.  I can tell you that I have fielded many questions from 
the residents out here as well and assured them that they were not going to be kicked out 
of their home within the next three to six months.  That was their concern is that there 
was adequate time for them to find a new location to move to.  So, at least wanted to tell 
you that's the case.  I mean they were concerned -- at P&Z they showed up.  Those 
concerns were brought up at P&Z, as Sonya alluded to you tonight.  But certainly to your 
point, Councilman Cavener, if it is your desire to have that plan, you have the ability to 
require the applicant to come forward -- don't let them move forward with phase two of 
the development unless they have that plan.  Like it's an option.  And let them get going 
on phase one and develop some of the undeveloped portion of the site and, then, with 
phase two part of them moving forward with any development on that site you want a 
secure plan on how that is to occur -- how that is going to occur, because I think it is a 
very important component of the complexity of this project, because there are so many 
different moving pieces.  But just a couple of thoughts that I had and just share that 
commentary with you as well.  Thank you.   
 
Simison:  And the -- Mark did raise his hand and so he is available for comment.  Would 
the Council like to hear at this point in time from him?  Okay.  So, Mark, you are --  
 
Kelly:  Yeah.  Mark Kelly with the -- the owner -- one of the owners of the project.  We -- 
we have a few ideas of how to mitigate it.  We have had -- we have the same concern as 
the City Council Members have as far as displacing people and just to -- just to reiterate, 
though, the -- the multi-family is not a -- I would not consider it a Class A.  They are smaller 
one and two-bedroom units, so they will be more on the affordable side.  They won't be 
nothing -- no discussions of deed restrictions or anything to this point, but we are actually 
building a mobile home park in Ontario, Oregon, which we are anticipating having 
completed this summer.  It's a mobile home park -- a number of the   -- the units out there 
at Elm Grove are -- are RVs, as well as the older mobile homes that Steve referenced.  In 
some cases you can upgrade those older mobile homes and comply with the current 
codes.  It just depends on how the -- the electrical and the various systems need updating.  
But we would be open to, you know, paying to move the existing homes that would be 
applicable that could be moved to -- to the park we are building there in Oregon.  It is a 
bit of a logistics with our loan and, then, with moving people just from the standpoint -- 
you know, obviously, our lender doesn't want to see our cash flow evaporate on this site, 
so it -- it's a bit of a challenge, but we -- we would certainly be open to looking at a plan 
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to move people and provide a certain amount of -- of funding.  I don't believe the city has 
any criteria that is required for any of that that I'm aware of and in past discussions it 
wasn't mandated that the city had a particular program, but we are certainly open to all 
different ideas.  I think we have a good solution.  The park we are building is 50 spaces 
of mobile homes.  We have about 20 homes that we are putting on there now that we are 
intending to rent and they are at affordable prices.  So, we could offer people to move into 
those or we could offer to move their homes as well if -- if they can be brought up to the 
standards that allow them to be moved into Oregon.   
 
Cavener:  Mr. Mayor?   
 
Simison:  Councilman Cavener.   
 
Cavener:  Mark, that's helpful.  I'm not quite sure I'm necessarily in agreement of those 
suggestions, but I -- I do appreciate that it sounds like that you have put some -- some 
thought into that.  Again, I -- I want to be up front with you.  I like a lot of this project.  I 
struggle a little bit with the multi-family piece in its location in downtown and Fairview, but 
I think I can get -- get -- get around that.  I guess -- and, again, I recognize I have spoken 
a lot about this tonight.  I'm still not in a spot that I will be supportive of this application.  I 
would encourage you to take feedback from the Council.  We may make a decision 
tonight, but I guess I -- I would not be comfortable without you bringing something that is 
proposed to be tied to your application that provided option A, B and C to the residents 
that you are planning the phasing of that.  So, just -- just food for thought from one Council 
Member this evening.   
 
Strader:  Mr. Mayor?   
 
Kelly:  Yes.  Sorry.  Sorry, Council Member Overton.  I -- I got disconnected there.   
 
Simison:  Councilman Cavener, do you want to repeat?   
 
Cavener:  Sure.  Thanks, Mr. Mayor.  Mark, I just was just sharing that I appreciate you  -
- it was kind of laying out some conceptual ideas.  I think it's important -- and, again, I -- I 
don't want to get above my skis and encourage you requesting continuance, because, 
again, that may be premature and -- and Council may have additional questions, but I -- 
I think it's important that you bring a plan to the Council that -- that lays out what your 
formalized intentions would be, at least before I would be supportive of looking at any 
type of rezone request.   
 
Kelly:  Okay.  I thought -- I -- I -- I think Bill has a good solution.  We -- we all have been 
working on this project for several years, so I -- I like the idea of the phasing just to -- to 
put our perspective on the table.  We are -- we are getting a little worn out on this project, 
to be honest with you, and it is in an opportunity zone and it's -- it's begging for some 
redevelopment there.  Especially with the vacant land in the back, I think Bill has come 
up with a good solution as far as allowing that to move forward and letting us all come up 
with an agreeable solution to the relocation of the people that are living there.   
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Simison:  Council, any additional questions for the applicant?   
 
Strader:  Mr. Mayor?   
 
Simison:  Council Woman Strader.   
 
Strader:  Not a series of questions or maybe some comments, too.  So, I appreciate your 
testimony and just being forthright about the situation.  I did not realize that -- that it's 
possible that some of these homes cannot be moved, because they don't meet some 
standards that are out there.  So, that -- that's important information.  That -- that makes 
it worse than I realized and so, you know, this is an opportunity zone, so, you know, 
theoretically U.S. taxpayers are subsidizing these projects and, then, in addition it could 
displace Meridian residents, which would cause them to seek public assistance.  So, it 
just feels like -- like layers of just -- like some ethical issues that I'm having.  So, I share 
Councilman Cavener's perspective.  I think what would be important -- because I view the 
rezone as kind of the leverage that we have in this situation and so I'm concerned that if 
we grant the rezone now, just contingent on having a plan and we don't see sufficient 
detail in that plan at that point, you know, we have already given you the ability to -- to 
move forward with some sort of a plan and I think having a plan that's adequate is going 
to be really important here.  I love the ideas of Mr. Kelly about, you know, giving the 
residents a potential alternative in Ontario.  Ontario is pretty far, you know, so that -- but 
that at least would be an alternative.  So, I would encourage you to explore that.  And, 
again, this is just a couple of Council Members.  I don't know how the others will end up 
feeling about it, but if you do go down the road of coming up with a plan, you know, maybe 
another alternative would be -- and having been a lender myself for many years and 
understanding how that would work -- is you could certainly build the cottages.  You could 
present your plan to us.  If we agreed that would be great.  You could go ahead and build 
your phase one and, then, you will hopefully have sufficient cash flow from that that at 
that point you could start, you know, implementing a plan to move the residents from the 
mobile home park.  But I think another alternative you could consider would be, you know, 
subsidizing some different rent point for them at the site on the multi-family portion as 
well, so that could be another alternative that would be within your control.  But certainly 
it would impact your cash flow.  This is a tough one.  I -- I -- I personally need to see a 
plan, too.  I -- I think there is a high likelihood that without a plan the folks that are at the 
mobile home park could be added to the homeless population here and that, you know, 
all of the Meridian and Treasure Valley ends up subsidizing that at the end of the day.  So, 
that -- that's where I'm at as well.   
 
Simison:  Council, additional questions for the applicant?   
 
Perreault:  Mr. Mayor?   
 
Simison:  Council Woman Perreault.   
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Perreault:  I agree with my -- my fellow Council with a couple of different thoughts.  I 
actually have worked with displaced -- with individuals in this kind of situation in my 
vocation, displacing mobile home parks for development.  I'm intimately aware with 
moving mobile homes.  Been there.  It's tough.  But I agree that -- that it would be 
wonderful for us to be able to help the individuals that live in there and -- however, I realize 
that we can't condition that on you in the sense of requiring the specific ways that you go 
about it.  So, definitely interested in hearing -- hearing your solutions on that.  My question, 
to take it just a little bit different direction, on -- on sort of a -- a technicality was -- as you 
would be building phase one, with that little road network there, how -- where would 
construction vehicles come in and how would that -- is that going to interrupt or disrupt 
the residences in that area?   
 
Arnold:  Mayor Simison, Commissioner -- or Council Woman Perreault, most likely they 
would be coming down 3rd Street from Fairview Avenue.   
 
Simison:  Steve, can you get on one of the mics?   
 
Arnold:  Yeah.  Most likely they would be coming Fairview down 3rd to the site and, then, 
just work their way either in the right of way 3rd Street or just jump on site right away.   
 
Perreault:  Mr. Mayor?   
 
Simison:  Council Woman Perreault.   
 
Perreault:  So, I don't have the map in front of me, but if I remember correctly 3rd ends 
about where the bare ground part -- part of your development starts, so they would just 
move on to the dirt, then, at that point straight south of where 3rd ends and do a staging 
area there?   
 
Arnold:  My guess is, yeah, if we didn't build 3rd first is they would put their staging area 
off of 3rd, just south of the mobile homes.   
Perreault:  Mr. Mayor?   
 
Simison:  Council Woman Perreault.   
 
Perreault:  Since it sounds like this won't be our last meeting, would you mind asking your 
client to, please, clarify how that will work if there is an intent to use only 3rd or if they had 
planned on coming up from the south and how that might affect the -- the residents?  I 
think that's important given the size of vehicles that they will be driving and those -- those 
streets are narrow and short and we don't want construction vehicles really parking on 
any of those.  So, I would like to hear more about that when you come back and -- and, 
then, the other question I have is related to the alley loads.  So, I'm not a huge fan of 
alleys loads in general, because we find so many issues with parking and trash cans and 
-- and, you know, HVAC vehicles and just so many problems with alley loads from a -- 
just practically and the concern I have with yours specifically is that there -- I just didn't 
see any area where a -- a furniture truck can come deliver furniture where, you know, any 
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kind of -- of commercial vehicle can come in and -- and do what they need to do.  They 
can't access it from the front and, then, the other comment I have on that is -- I find it a 
little bit odd that the front of these units -- yes, they will have a pathway on either side, 
but one is facing to the east, it's facing like, what, an apartment building?  And, then, to 
the west it will be facing a street and so it just seems to me like the orientation of these -
- it really isn't neighborhood feel.  It's not a community feel.  And I'm just kind of struggling 
with the fronts of the units facing west and east and not kind of turning in all toward one 
another.  The -- the middle area is great the way it's set up with the grass and, then, you 
know, the -- the front of the units are facing toward one another and there is green space, 
but on the outsides it seems really disjointed.   
 
Arnold:  Yeah.  If I can follow up on that.  On the outsides that's -- that's the way they are 
-- they are supposed to be.  They are supposed to be kind of facing the street.  That's the 
feel of this product type and that's why there is the alley that's behind them.  But in regards 
to the commercial vehicles it's no different than a commercial vehicle in an apartment 
complex.  We don't have really any dead end drive aisles, so a commercial vehicle can 
come in and -- and park and unload and load.  So, it -- it's really no different than any 
other multi-family project.   
 
Perreault:  Mr. Mayor?   
 
Simison:  Council Woman Perreault.   
 
Perreault:  We are starting to see and request, but can't require sort of loading and 
unloading types of spaces for those -- for those vehicles that are coming through and I 
would like to see an option for that in this and, then, to clarify, I am understanding correctly 
that the garages on the -- the -- the east and west sides of these units are going to face 
the pavement; correct?  And the front of the house will face the walkway -- 
 
Arnold:  Correct.   
 
Perreault:  -- is that right?  So, the front of those homes to the east are going to face the 
side of a building and to the west they are going to face a street?   
 
Arnold:  That's correct.  To the east they are facing the -- the MEW or the paseo and, then, 
to the west they are facing 3rd Street.   
 
Perreault:  Okay.  Yeah.  I just -- that design seems really disjointed to me in -- in relation 
to what's happening in the center area for those residents.  It doesn't -- it -- doesn't really 
doesn't give it much of a community feel in my opinion.  That's just a -- that's just a -- an 
observation based on what we see that comes through and the requests that we get from 
-- from the community on kind of how they want to live.  When I look at the -- at the open 
space rendering I just see pavement -- just tons of pavement and mostly that's in the 
commercial area.  I'm very familiar with that commercial area, but I -- I just -- this looks 
like a lot of blacktop.   
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Kelly:  Hey, Steve, do you mind if I respond to that?   
 
Arnold:  Sure.   
 
Kelly:  You know, this is an urban project with front door stoops and oriented to the front 
yards, trying to get people out on the front porches and on their front yards and interacting 
in the community.  I agree with the commercial area, that's a lot of pavement, but in the 
cottages I -- I strongly urge you to go look at the project on Mount Hood and -- what's the 
cross street -- Irving and Mount Hood and that's done at 20 to the acre.  This is half the 
density.  We learned some things over there as far as your concerns with trash and 
parking and we are parked here twice the amount.  We have a wider alley with five -- 
additional five feet on either side.  We started this project at that same density, you know, 
where we had about 40 units or 50 units on this site and now we are down to 30 and we 
have the ability to leave the -- leave the garbage in the alleys and the garbage trucks can 
drive through.  This is a really incredible product.  I think you should try to walk it over 
there and get a better feel for it, because you don't have a sea of cars on a parking area 
with this product like you do with all the four-plexes and all the multi-family stuff.  The -- 
the cottages is a great community feel with a lot of open space and green areas and it 
provides people that can't afford a larger home to live in a house that's like a larger house 
with glazing on two or three sides of each room and a lot of really great aspects to it.  So, 
I encourage all the Council Members to go over there and look at that project and see it.  
We get nothing but compliments.  Builder Magazine is about to write an article about that 
project over there for all of its great characteristics and I just encourage you to -- to go 
over there and see it and -- and try to understand that what we are doing in the City of 
Meridian is half that density and we have been working on this thing for a long time with 
-- with staff and, to be honest with you, we are getting worn out.  We have got other 
projects that we need to focus on and I hope you will consider Bill Parson's suggestions 
as far as the phasing and dealing with the -- the mobile home park and the other issues, 
so that we can get moving with this project.   
 
Simison:  Council, any further -- I think we have at least one person who is here to testify.  
Are there additional questions you would like to ask the applicant at this time or can we 
at least hear from the public?  Okay.  Thank you.   
 
Johnson:  Mr. Mayor, Lucy Leavell.  I apologize if I mispronounced that.   
 
Simison:  Appreciate you being here this evening and when you get up to the mic if you 
can state your name and address for the record.   
 
Leavell:  My name is Lucy Leavell.  My home is just outside of the Meridian city limits at 
2720 South Aerial Lane.  However, I am the primary owner of the complex that is on the 
east side of this project, the Creekside Harbor Complex, which is on the east side of this 
and I do have concerns and my concerns are almost conflicting in a way, because I am 
very concerned and have been for years about the conditions in the trailer park and also 
the conditions of the trailers.  I would submit to you that we have people already who are 
in substandard housing and I -- that concerns me.  It also concerns me about the looks 
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of the place.  I don't know if you have driven through it or even driven down Badley, but it 
looks not like we want Meridian to look.  It's not -- I won't say it's not kept up.  I don't know 
what the -- how they keep it up, but there are all kinds of vehicles, both working and 
nonworking and various trailers and we have had to complain when they were stacking 
lumber next to our fence and making it pretty bad and that was the -- the tenants of the 
trailer park.  That was not the owners doing that.  I'm sure -- I talked to Mark several years 
ago about buying the first -- what is going to be their first phase.  I personally could not 
see putting two-story buildings where I would have windows overlooking that portion of 
the trailer park.  I'm sure that part of the trailer park is in better condition than some -- 
some other parts, but I couldn't -- I wouldn't ask tenants to rent an apartment that looked 
down on that and so that's a concern for me.  It's also a concern I have for the people that 
are doing this project.  I don't think that -- I just don't know if it's feasible to build just the 
phase one of their apartments, because there is a lot of infrastructure work that has to be 
done with that particular portion.  I'm not sure if it's almost unfair to them to require that 
that's the only part they can build until they get this loan extended.  I'm also unclear as to 
whether -- if they can't change the use of the trailer park, if they need that income for the 
four years of this -- the loan, I'm concerned that we are overlapping our four years.  They 
need the income, they need people to stay there for those four years and, then, we are 
talking about giving people the four years to move out.  That seems a conflict to me and 
I'm concerned about that.  I have -- I have great respect for Mr. Arnold and for the owners 
of this property and I think they will do a very good job, but I'm very concerned about the 
conditions in the trailer park, both for the people that live there and the people that have 
to look at it.  I thank you for your time.   
 
Simison:  Thank you.  Council, any questions?  Thank you.  Mr. Clerk, do we have 
anybody else signed up?  I do still have one other person online.   
 
Johnson:  We did not, Mr. Mayor.   
 
Simison:  Okay.  That may be somebody for our next application, but if you are online and 
want to provide testimony, please, use the raise your hand feature.  Seeing no one, would 
the applicant like to come forward for any additional comments -- additional final 
comments, however you want to see them.   
 
Arnold:  Mr. Mayor, Members of the Council, again, Steve Arnold.  You know, just looking 
at these pictures you can see that there is something there that needs to be cleaned up 
and the intent is -- and that's with this project was to do exactly that.  The feasibility of 
development and whether it makes sense to do what they are doing financially, I leave 
that up to my clients and these guys have done several projects with, so I'm not worried 
about the feasibility.  I think they have got their numbers figured out.  I think the biggest 
thing that I hear tonight moving this forward is having a plan to help relocate our -- our 
neighbors that are living there so a lot of -- several Council Members can feel secure 
about making a decision on doing a rezone and that -- nothing wrong from the Council or 
the Mayor up until now.  It's -- I know Mark expressed -- we have been working on it a 
long time.  But we finally got it here, so that -- that's a good thing.  But, yeah, we have 
been working on this a long time and anything that the Mayor and Council can do to help 
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speed things along would be greatly appreciated.  I do like Mr. Parsons' idea about the -- 
having a development agreement in place before phase two.  Maybe we have a 
development agreement that includes the discussion for the relocation before we even 
sign something.  I'm not getting warm and fuzzies from that, but I'm trying.  But, yeah, 
anything that we can keep doing, even if it's to move us to the next agenda that -- and put 
us first, of course.  But I will stand for any additional questions.  I think I answered -- 
 
Perreault:  Mr. Mayor?   
 
Simison:  Council Woman Perreault.   
 
Perreault:  Thank you.  I would be hesitant to ask you as an applicant to contribute or 
commit a certain amount of dollars to these residents individually.  I -- I don't -- I don't feel 
like it's our -- that -- that we should ask that specific of -- of detail from you, but I'm curious 
-- that's just my opinion.  I can't speak for fellow -- for my fellow Council.  I do want to see 
-- so -- so, when we are asking you about -- about potentially helping folks relocate, we 
all might have different ideas about what that looks like and I don't think we can really 
truly condition that in -- in the sense of telling you how to go about that.  The most 
important concern for me is that you be having conversations with these folks and it's a 
very, very big deal to talk to -- how many -- how many tenants are in there?   
 
Arnold:  That question was asked before.  I'm not a hundred percent sure.   
 
Perreault:  Okay.   
 
Kelly:  There is approximately 40 spaces.   
 
Perreault:  It would be a big ask to ask you to individually go have conversations with 
each tenant about what their needs are, but I noticed that there was not any written 
testimony -- and I don't know what the neighborhood meetings were like.  Maybe you can 
give us some feedback on that.  But I would just encourage you to have additional 
conversations with the tenants individually.  I assume Mr. Kelly owns this land and it's 
being managed.  Did I understand that to be the case?   
 
Arnold:  That's correct.   
 
Perreault:  Okay.  I think starting from there there may be solutions that you can help 
present to them that -- that are potentially even easier than we anticipate.  So, I don't want 
to sit here and have us kind of, you know, throw out ideas.  I -- I would be much more 
inclined to encourage you to just have conversations.  I assume you probably already 
have had some and -- and just find out what -- what it is they would expect to have happen.  
Hopefully not the sun, moon, and stars.  But the reality is is even if you were to provide 
them with some funds to move to a different location, they are still going to have to pay a 
little more rent in Meridian and there is no way no matter -- I mean we could build out 
everything that we have in the pipeline and we are still not going to come even close to 
the number of units we would need to start driving rental prices down.  It's just not there.  
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It's going to -- we are -- we are years out from that.  So, the only thing to do is stop demand 
-- or slow demand; right?  And we have no control over that whatsoever.  So, my 
encouragement to you and what I would like to see happen when you come back before 
us is to see that you have had conversations with the folks that live there, get actual 
information about what it is they feel they need and, then, do your best to guide them in 
that and that's all I would expect me individually as a Council Member from you in that 
regard.  But I can't speak for everyone else.  But that's something that I will be watching 
for.   
 
Arnold:  Council Woman Perreault, I think that would be great and I would like to hear 
from the rest of the Council as to what they are looking for as well.  I -- I know there is no 
specifics that you want to ask as a requirement, but at least give us guidance of what the 
main concerns are.  I will tell you, though, we did have two neighborhood meetings   -- 
three and these guys were notified.  There was -- no one showed up.  So, it may be a 
challenge.  Maybe we go out there with a board or something.   
 
Strader:  Mr. Mayor?   
 
Simison:  Council Woman Strader.   
 
Strader:  Thank you.  Well, this is challenge.  I think -- I -- I feel a little differently in terms 
of what -- I -- I think a good plan would involve some type of -- either relocation assistance 
or some sort of plan.  I -- I think it's very fortunate that the owner is building this other 
park.  It could be a tremendous option to help.  I -- I don't know what form it needs to take, 
but it would have to be, you know, something along those lines for me personally.  Another 
option -- and it's just exploring, but another option could be during   -- if you were to take 
a continuance -- certainly the city has worked with our partners at HUD and, you know, 
Idaho Housing and et cetera, you know, and maybe there is -- maybe there is something 
to be explored.  We recently built the first affordable -- well, at least helped contribute to 
the first affordable housing project in Meridian that will be built.  You know, perhaps there 
is appetite to explore some sort of a partnership between you and others to try to maybe 
set aside a portion of the future product as, you know, more affordable.  Again that would 
be kind of trailblazing.  So, it's sort of hard to like come up with an idea right now; right?  
And I understand you are frustrated.  Well, the owner especially is frustrated, because of 
the amount of time you have been working on it.  But I just sort of feel like Meridian should 
take care of its own people  and so, you know, if we ever were going to expend resources 
to try to come up with some sort of a public and private partnership, this kind of a situation 
feels like one where we should look at how much would the city, you know, ultimately be 
subsidizing homelessness compared to actually contributing toward housing that's not 
substandard as it is now.  So, I don't know.  This is a big conversation.  I just -- I think 
there could be more creative options besides just moving people to Ontario.  I think that 
is a -- a viable option to explore, but it makes me sad that we would be sending people 
outside of our community.  So, I don't know.  So, that's just some feedback, though.  I -- I 
appreciate you have been working on it for a long time and it's a -- it's a tricky project.  I 
personally like the cottages.  I don't -- I don't have any issue with the product at all.  I think 
it's -- I think it's beautiful.  I -- I think it -- it really reminds me of a starter home, something 
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that we rarely see.  I -- I like the approach to it and I -- so, I don't -- I don't have concerns 
around the product itself, I just more have continued concerns around the -- how we can 
try to navigate through the mobile park residents.  That's my main concern.  That's it for 
me.  I -- I would recommend a continuance personally, because I couldn't get there tonight 
and, then, hopefully, city staff could also explore alternatives as well in that time.   
 
Hoaglun:  Mr. Mayor?   
 
Simison:  Councilman Hoaglun.   
 
Hoaglun:  Just to add my thoughts on this.  It is a difficult one.  You have a situation where 
you have got vacant land and you can do in-fill.  You have substandard housing and there 
really is no place for these people to go at the level of income that there is.  I mean that -
- there is no place to go.  At the same time, if we do not do anything it will not change.  It 
will continue to be what it is for a very long time and will continue to probably deteriorate.  
So, I -- I was intrigued by Bill's solution, you know, because that -- it -- there -- that's a 
plan of action.  Okay.  We are going to make something happen.  What it is we don't know 
yet.  But we will get there and we do have the element of time.  It's not saying, oh, in three 
to six months we are going to do X.  You have got four years, approximately, to figure out 
what that is.  But you have to have a plan in place and begin that process to make it 
happen and -- and we know the retail is going to likely be retail, might be reconfigured in 
-- down the road in phase three.  We can -- you know what's going to happen in phase 
one.  We are going to have a good idea of phase three.  What's phase two going to be 
like.  Okay.  We don't know.  And that is what we would have to work on over that period 
of time to get to that -- get to that point.  I mean are we ready to approve a trailer park in 
-- in Meridian for people to park trailers on?   
No, because we don't have any zoning that would -- would allow that I -- I don't think.  It's 
-- it's -- it's a situation that it remains status quo or it changes completely and -- and to 
leave it status quo isn't necessarily what we want to have.  So, what do we do?  That's 
my -- my dilemma that I'm trying to work through.  And -- and I think Bill has -- gave us an 
option that I think that should be worth discussing.  Now, if we want a continuance to think 
about it and maybe Steve and Mark, you know, mull things over a little bit, what would 
that look like?  But at the same time we know funding is -- is the issue.  How do you 
revenue stream this thing and make it work.  I -- I don't know, but -- anyway, that -- that's 
where I am.  We are either going to just not touch it and leave it until -- let somebody else 
on another council deal with it or we try to figure something out with the plan that's in front 
of us or we just wait for someone else -- they sell it and somebody new comes in and 
gives it another try.  So, anyway, that's -- that's just my thinking, what's running through 
my head.   
 
Strader:  Mr. Mayor?   
 
Simison:  Council Woman Strader.   
 
Strader:  Yeah.  Maybe a question for staff or a -- so, one of my concerns is that the 
refinancing market changes or the -- things change and that this displacement of folks 
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could happen earlier than four years.  Is that possible or is -- or is it no earlier than four 
years?  Because I didn't see at least that -- that language.   
 
Simison:  Just from a practical standpoint, displacement of these people could start in 30 
days.  I mean just so everyone's clear, I mean they -- they could cease to be a mobile 
home park in 30 days if they so chose to be.   
 
Perreault:  Mr. Mayor?  I understand, but I'm just trying -- I'm trying to think of like is there 
a practical way to go about this?  If there were four years maybe the city would have time 
to try to work with the applicant on, you know, an affordable housing project in this location 
or something -- some -- setting aside a portion of the apartment units or something.  I'm 
just concerned that we are going to approve the zoning change and, then, you know, we 
have no leverage and there is no plan and if there is a plan it's not flushed out and it just 
feels irresponsible to me to -- to go about it that way.   
 
Overton:  Mr. Mayor? 
 
Allen:  Mr. Mayor?  Oh.  Excuse me.  Council Woman Strader, Council.  There is a 
provision in the development agreement that the final plat for the second phase of 
development shall not be submitted to the planning division for a minimum period of four 
years from the date of approval.  The preliminary plat to allow residents ample time to find 
other housing prior to redevelopment of the site.  So, there is that provision, but -- but, 
like you say, the owner of the property could terminate the use before then.  We can't 
control that.  Thank you.   
 
Overton:  Mr. Mayor?   
Simison:  Councilman Overton.   
 
Overton:  I want to echo what Councilman Hoaglun said and also just kind of point out 
the obvious.  This property owner can give these folks 30 to 90 days right now, regardless 
of anything we do tonight and, then, he can walk back in and say, okay, I don't have any 
residents.  Here is what I want to do.  I think we are getting hung up on something that's 
going to happen.  When it happens I don't know.  But I think we are getting hung up on 
something that's going to redevelop that's not in our control and we want the best for the 
people that are there, but, in reality, that's also still not in our control.  It can just be our 
best wishes as we go forward.   
 
Parsons:  Mayor, Members of the Council, if I can just kind of vet that solution I proposed 
earlier.  I think what Sonya just explained -- condition covers that.  It kind of slows down 
that from happening.  But to your point it is a complicated topic and there is a lot of moving 
parts to it and that's why I felt if we allow them to get something going on the first phase 
and that allows us adequate time to work with the applicant and get a lot of those I's 
dotted, T's crossed to try to find -- get a plan in place and make that happen.  I don't think 
-- I think from staff's perspective a continuance for four to six weeks isn't going to get you 
a plan that you are looking for.  This is going to take probably months or more.  We have 
been working with this applicant for over a year on this application.  We have been 
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processing it and I have been talking with them about it for at least four or five years.  So, 
to -- to the applicant's credit they are -- they are bringing forth their best effort.  They 
understand this is a concern.  They actually want to put the four year clause on 
themselves, because they want to make sure they do the right thing.  But I think from -- 
from our perspective, getting something -- it's a trade-off; right?  They are asking for a 
rezone.  They are asking for a subdivision.  We don't have 3rd Street constructed, so 
there is -- there is an incomplete street here that provides another public benefit here.  
So, there is a lot of good things happening, too.  But there is always that -- that difficult 
conundrum that we put ourselves in when we look at redevelop and trying to -- to make 
things work.  So, again, it was one solution, but certainly happy to allow you to continue 
having that dialogue.  But, again, I don't -- I don't know if a two or three months 
continuance is going to get you what you want.   
 
Allen:  Mr. Mayor, may I?   
 
Simison:  Yes, Sonya.   
 
Allen:  Another -- another option might be to go forward as Bill is proposing and, then, 
maybe require a modification to the development agreement prior to this -- that second 
phase redeveloping, so that the applicant can come before you again there and -- and 
explain, you know, maybe some options for -- for housing for these residents.  Thank you.   
 
Perreault:  Mr. Mayor?   
 
Simison:  Council Woman Perreault.   
Perreault:  Can you roll through that one more time, Sonya?   
 
Allen: Yes.  Mr. Mayor, Council, what I was suggesting is going forward with Bill's proposal, 
allow them to go forward with the first phase of development and, then, prior to any 
development occurring in that second phase, have the applicant come back before you 
for a development agreement modification.  Like, for instance, including a provision in the 
development agreement now that says that the applicant shall come back prior to 
redevelopment of the second phase of the project with a proposal for housing for these 
residents that will be displaced.   
 
Hoaglun:  Mr. Mayor?   
 
Simison:  Councilman Borton just unmuted and so the wise --  
 
Hoaglun:  I will let Councilman Borton go ahead.   
 
Simison:  Councilman Borton.   
 
Borton:  Thank you, Mr. Mayor.  So, I appreciate the discussion and -- and particularly 
mindful of concerns of Council with regards to kind of a unique gentrification issue for the 
city and there are very well might be conditions like Sonya and -- and Bill are talking 
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about, alternate ways to try and capture some control over a plan or even some context 
to -- protection for some of these concerns.  I don't think it needs to be a month or two 
months and -- and Steve's a seasoned planner who probably in two weeks could outline 
and -- and pinpoint the specifics of two or three different ways you might -- as a Council 
we might capture this concern and be protected, whether that's through a DA mod, 
whether that's through approving everything except the CUP on the multi-family.  There 
may be several different ways that we will have some -- some trigger to control these 
concerns.  I don't know if you are going to solve it tonight necessarily.  I just -- the 
discussion there is -- is -- I think it's well reasoned.  It's making me pause and think about 
this application.  I think these are concerns that sounds like the applicant's contemplated.  
Steve certainly thought -- thought about it and our planning staff's thought about it.  But I 
envision in two weeks being able to provide to us a list of -- now that we understand the 
concerns with displacement and how this four year window might work, I bet Steve could 
put a fine point on it and say here is two or three different ways I think we can become 
comfortable with approving this, knowing there is some future review.  I just think it's 
difficult to try and -- to try and articulate that language right now in light of this discussion, 
with one example and I will be quiet, but -- but Council Woman Strader brings up the -- 
the reality of, you know, providing a plan for how it will be addressed -- can mean a variety 
of different things and it could be a superficial plan that merely checks a box and this 
doesn't really address any of the concerns, but the horse is out of the barn, so -- that's 
not this applicant's intent, but there really is going to be some careful language needed 
however this is addressed, which is why I'm quiet and -- and pondering the concerns.  So, 
I respect the -- the questions from my fellow Council Members on it.  I think the mind and 
heart is in the right place.  It might take a couple weeks to come up with some specific 
language, at least in my mind.   
Hoaglun:  Mr. Mayor?   
 
Simison:  Councilman Hoaglun.   
 
Hoaglun:  I had a question for Sonya as you were talking and that is -- and it gets into -- I 
think what Councilman Borton raises -- is if we were to approve something and say, okay, 
we will do the rezone, but, then, we will -- we will allow phase one to proceed and, then, 
we will wait on phase two, you know, if we do that rezone, then, they have got ability to 
go forward and -- and how do we adequately condition or DA or however we do that and 
that's why I'm -- that's why I think -- I think Councilman Borton has good words of stepping 
back and, okay, thinking this through, having the applicant kind of look at this and consider 
some things, having staff -- we have started down a path of a possible solution, but then, 
how do we make sure the appropriate things take place at the right time in the right way, 
because I -- it is -- I don't know what those really are, to -- I don't want to miss something 
that is important, but -- so, Mr. Mayor?   
 
Simison:  Councilman Hoaglun.   
 
Hoaglun:  We -- we do have some options if we want to continue this.  We have -- I don't 
know what the hearings are, but we have three hearings on June 6th.  We don't have any 
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hearings scheduled at this time for the 13th.  That's certainly can change.  And, then, we 
have four on the 20th.   
 
Cavener:  Mr. Mayor?   
 
Simison:  Councilman Cavener.   
 
Cavener:  I'd almost -- with that information share with Steve and Mark and kind of get 
some of their feedback as well.  You have heard three dates kind of proposed.  Is there 
any of those three that work better for you than others, recognizing you want to move 
quickly on this, but --  
 
Arnold:  Yeah.  Mr. Mayor, you know, Councilman Cavener, the 13th I believe I have freed 
up.  The 20th I have freed up.  The 6th I believe I have another hearing at a different 
jurisdiction.  So, the soonest that we could come back would be the 13th.  Although maybe 
we don't need to come back.   
 
Hoaglun:  Mr. Mayor --  
 
Arnold:  This is the only issue.   
 
Simison:  Councilman Hoaglun.   
 
Hoaglun:  Mr. Mayor, I wanted to ask staff, though.  How -- what -- what does that -- does 
the 13th work for you to come back and have further discussion on this and -- because I 
think you do other things on other nights, too.  I -- I'm not sure.  I don't know. 
Allen:  The 20th might be better just to allow a little extra time for both parties and, then, 
to prepare a memo to get out to Council a week before the hearing as per the deadline.   
 
Hoaglun:  Yeah.  We -- we don't have a meeting next week and, then, we won't do the 6th 
and, then, the 13th, so that would be three weeks, but we can do the -- do the 20th.   We 
do have four hearings, but I don't know what those hearings are, if they are nice simple 
short plats or long and involved other type of projects.   
 
Allen:  They are pretty simple.  There is a time extension, a final plat, and two vacations.   
 
Hoaglun:  Oh.   
 
Allen:  So, those should all be -- those are all mine.  But they should all be pretty quick.   
 
Johnson:  Mr. Mayor -- 
 
Allen:  And this project, of course, be first.   
 
Arnold:  Cool.   
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Hoaglun:  And, Steve, you were -- you were okay on the 20th; correct?  It was the six that 
you had complications with? 
 
Arnold:  Yeah.  The only one was the 6th.   
 
Hoaglun:  Okay.   
 
Arnold:  13th or 20th works.   
 
Hoaglun:  Okay.  Council, are we in agreement that -- then I -- I -- I would move that we 
continue --  
 
Simison:  Councilman Borton, were you -- looked like you were --  
 
Borton:  Yeah.  But I was just going to -- I can comment after the motion, but just some 
comment for -- for Steve and the applicant.  A couple of things.  One we are -- we are 
mindful of the -- the multitude of variables that impact the -- the relocation of individuals 
and we are also mindful of the massive risk that you take in trying to get a project like this 
off the ground and do a rezone and are appreciative of those efforts.  I think it's a -- it's a 
beautiful project with lots of challenges that we are -- we are wise to be cautious and 
appreciate your patience to make sure we don't get language that's -- that's well-
intentioned, but actually screws it up and we are back trying to do a modification down 
the road.  So, again, just appreciate the work.  In-fill projects and -- and resumes are -- 
are tricky.  This is one of them for sure.  So, I -- I think what I heard us ask of you is -- and 
I think -- I think a timeline exhibit would be helpful as well to illustrate what you have talked 
about with the rollout of phase one versus two and where the lending gap prohibits 
advancing phase two.  I think that's going to help articulate the time frame that you are 
providing to these residents to prepare for relocation and however that might work.  I think 
that will be helpful as well.  Thanks.   
 
Simison:  And maybe just to help.  Are there any concerns with the underlying project that 
Council would like to raise or make sure it will be addressed?  I didn't really hear any other 
than lights on the pathway, but we are going to put this first.  Are there -- I just want to 
make sure that we are making sure everything is addressed coming back or is it just the 
plan at this point in time that Council is concerned about?  I'm not asking for your -- to tell 
how you are going to vote, but anything else specifically?  Okay.   
 
Hoaglun:  So, Mr. Mayor?   
 
Simison:  Councilman Hoaglun.   
 
Hoaglun:  I would move that we continue the public hearing for Promenade Cottages 
Subdivision, H-2022-0013 to June 20th.   
 
Cavener:  Second.   
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Simison:  Have a motion and a second to continue the public hearing.  Is there any 
discussion?  If not, all in favor signify by saying aye.  Opposed nay?  The ayes have it 
and the item is continued.   
 
MOTION CARRIED:  ALL AYES.   
 


