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HEARING 

DATE: 

9/5/2024 

 

TO: Planning & Zoning Commission 

FROM: Nick Napoli, Associate Planner 

208-884-5533 

nnapoli@meridiancity.org 

APPLICANT:  Elizabeth Allen 

SUBJECT: H-2024-0030 

Treasure Valley Law Enforcement 

Childcare 

LOCATION: 1085 S. Ten Mile Rd., in the SW 1/4 of 

Section 15, T.3N., R.1W. 

 

I. PROJECT OVERVIEW 

A. Summary 

Conditional Use Permit to construct and operate a 7,504 square foot daycare center in the M-E 

zoning district, by Ball Ventures Ahlquist. 

B. Recommendation 

Staff: Approval with conditions. 

C. Decision 

To be determined 

II. COMMUNITY METRICS 

Table 1: Land Use  

Description Details Map Ref. 

Existing Land Use(s)/Proposed Use Vacant/undeveloped/daycare - 

Existing Zoning Mixed Employment (M-E) VII.A.2 

Future Land Use Designation High Density Employment (HE) in the Ten Mile 

Interchange Specific Area Plan (TMISAP)  

VII.A.3 

   

Table 2: Process Facts 

Description Details 

Preapplication Meeting date 4/19/2024 

Neighborhood Meeting 5/1/2024 

Site posting date 8/21/2024 

 

COMMUNITY DEVELOPMENT 

 
DEPARTMENT REPORT 



Table 3: Community Metrics 

Agency / Element Description / Issue Reference 

Ada County Highway District  - 

• Comments Received Yes - 

• Commission Action Required No - 

• Access W. Grand Mogul Drive/ S. La Vista Drive (private) - 

• ITD Comments Received No (NA) - 

Meridian Fire Distance to Station #6: 2.4 miles 

Response Time: 3 minutes 

- 

Meridian Public Works Wastewater Distance to Mainline: Will be available at site when Grand 

Mogul is extended along north boundary. 

Impacts or Concerns: No 

IV.A.12 

Meridian Public Works Water Distance to Mainline: Will be available at site when Grand 

Mogul is extended along north boundary. 

Impacts or Concerns: No 

IV.A.12 

 

See City/Agency Comments and Conditions in Section IV and in the public record for all comments 

received. 

 

III. STAFF ANALYSIS 

Comprehensive Plan and Unified Development Code (UDC) 

A. General Overview 

The subject site is currently designated High Density Employment on the future land use map 

(FLUM). This designation is part of the Ten Mile Interchange Specific Area Plan (TMISAP) 

which promotes a variety of employment in the area. The existing development agreement 

anticipates this property developing with a mix of commercial and light manufacturing uses. The 

proposed development plan is generally consistent with the conceptual development plan 

included in the DA, as required. 

Land Use Types in High Density Employment: 

- Corporate, business and professional offices  

- Research facilities and laboratories 

- Complementary uses primarily serving district employees and users, such as business 

services, conference centers, child care, restaurants, convenience retail, and hotels and 

motels. 

The current zoning is M-E (Mixed Employment) was established with the Vanguard Village 

Rezone (H-2021-0081). The proposed daycare use contributes to the mix of land use types 

desired in the High Density Employment designation in the Ten Mile Interchange Specific Area 

Plan (TMISAP), which include commercial uses. 

Table 4: Project Overview 

Description Details 

History  AZ-09-008 Meridian Crossing [Ord. #10-1467, Development Agreement 

(DA) Inst. #110115738]; H-2021-0081 Vanguard Village (MDA, RZ, PP, 

CUP – DA Inst. #2022-0497799); H-2023-0072 Vanguard Village (MDA 

– DA is not yet recorded); A-2024-0088 PS; FP-2024-0012 Vanguard 

Village No. 1 – FP (not yet approved or recorded); H-2023-0071 District at 

Ten Mile (CPAM, MDA, PP, RZ) 

Physical Features Williams Pipeline 

Acreage 1.12 Acres 

 



B. History and Process 

There is a development agreement in effect for this property that governs future development 

(Vanguard Village Inst. #2022-0497799). An amendment to the agreement was recently approved 

but has not yet been recorded. A preliminary plat was previously approved that includes the 

subject property; a final plat application has been submitted but has not yet been approved. The 

final plat shall be recorded prior to issuance of a certificate of occupancy. A rezone, 

comprehensive plan map amendment, and amendment to the development agreement (H-2023-

0071) was recently approved by Commission and is awaiting City Council action. 

C. Site Development and Use Analysis 

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

Goal 2.04.01A of the Comp Plan emphasizes the importance of supporting a network of 

public resources, schools, community centers and other public facilities that address the city’s 

educational and training needs. The 7,504 square foot daycare facility will provide valuable 

childcare for our law enforcement officers across the valley. 

 

The UDC (Table 11-2B-2) lists daycare uses as an allowed use with a conditional use permit 

in the M-E zoning district; compliance with the specific use standards for such in UDC 11-4-

3-9 is required. 

2. Dimensional Standards (UDC 11-2): 

Future development is required to comply with the dimensional standards listed in UDC 

Table 11-2B-3 for the M-E zoning district. 

3. Specific Use Standards (UDC 11-4-3): 

11-4-3-9. – Daycare Facility.  

a. General standards for all child daycare and adult care uses, including the classifications 

of daycare center; daycare, family; and daycare, group. 

i. In determining the type of daycare facility, the total number of children at the 

facility at one time, including the operator's children, is the determining factor. 

The applicant is proposing a daycare with 84 children as the scope of work. 

This designates the use as a daycare facility.  

ii. On-site vehicle pick-up, parking, and turnaround areas shall be provided to 

ensure safe discharge and pick up of clients. The applicant is proposing a pick-

up area for children that meets this requirement. However, staff has found that 

many daycares require parents to check in/out their children. As a result, the 

applicant shall Stripe the loading zone as parallel parking (9’ x 23’) and install 

a planter island with a bulb out to match the southern portion of the loading 

zone. 

iii. The decision-making body shall specify the maximum number of allowable 

clients and hours of operation as conditions of approval. The applicant is 

proposing 84 children being watched at any one time by 18 staff members. City 

staff recommends the Commission allow up to 125 children to provide 

flexibility for the user as the Treasure Valley continues to grow (in case of a 

future expansion). Additionally, the proposed hours of operation are 5:00 am 

and 10:00 pm. 

iv. The applicant or owner shall provide proof of criminal background checks and 

fire inspection certificates as required by Title 39, Chapter 11, Idaho Code. 

Said proof shall be provided prior to issuance of certificate of occupancy. The 



applicant or owner shall comply with all State of Idaho and Department of 

Health and Welfare requirements for daycare facilities.  

b. The applicant shall not exceed the maximum number of clients as stated in the 

approved permit or as stated in this title, whichever is more restrictive. 

c. Additional standards for daycare facilities that serve children. 

i. All outdoor play areas shall be completely enclosed by minimum six-foot 

nonscalable fences to secure against exit/entry by small children and to screen 

abutting properties. The applicant shall submit a fencing detail with the 

submittal for a Certificate of Zoning Compliance.  

ii. Outdoor play equipment over six (6) feet high shall not be located in a front 

yard or within any required yard. N/A 

iii. Outdoor play areas in residential districts adjacent to an existing residence shall 

not be used after dusk. N/A 

D. Design Standards Analysis 

1. Structure and Site Design Standards (Comp Plan, UDC 11-3A-19): 

Goal 5.01.02D of the Comp Plan emphasizes the importance of building design, and 

landscaping elements to buffer, screen, beautify, and integrate commercial, multifamily, and 

parking lots into existing neighborhoods. Buildings are required to be designed in accord with 

the design standards in the Architectural Standards Manual and TMISAP. See Section III.D.4 

See below for more information on design requirements. 

The proposed development plan complies with the parking lot design standards. However, 

due to this development being the first in the subdivision staff has concerns about the future 

parking to the west not being installed. The applicant has indicated there may be a building in 

the proposed future parking but nothing has been solidified. Given that offsite improvements 

are already being made, staff recommends the entirety of the western parking area is 

installed. Additionally, staff is increasing the capacity for children from the applicant's 

proposed 75 to 125 to provide flexibility for the user as the Treasure Valley continues to 

grow (in case of a future expansion). By paving the additional parking, it will prevent 

overflow parking on unimproved surfaces and will provide better integration when the 

surrounding properties develop. Staff recommends the site and landscape plan be revised to 

include the future parking to the west with this application.  

Per UDC 11-3A-19B.4, a minimum 5-foot wide pedestrian walkway is required to be 

provided from the perimeter sidewalk to the main building entrances per UDC 11-3A-19B.4a. 

The walkway is required to be distinguished from the vehicular driving surfaces through the 

use of pavers, colored or scored concrete, or bricks. 

2. Landscaping (UDC 11-3B): 

i. Landscape buffers along streets       

The landscaping within the street buffers along I-84, W. Grand Mogul Drive and LaVista 

Lane should be installed with the subdivision improvements associated with Vanguard 

Village Subdivision No. 1. However, if they’re not completed prior to the issuance of 

the first Certificate of Occupancy within this development, this developer should be 

responsible for these improvements as required with the final plat (FP-2024-0012). 

Review of the street buffer landscaping for consistency with UDC standards will 

take place with FP-2024-0012.  Note: Although this site doesn’t abut the future 

extension of W. Grand Mogul Drive, the larger (soon to be) lot does; therefore, street 

buffers are required on the larger (future) lot.  



ii. Parking lot landscaping 

Parking lot landscaping is required in accord with the standards listed in UDC 11-3B-8C. 

The applicant is required to add extra shrubs to all planter islands and plant one 

additional tree in the planter island with the fire hydrant (with a minimum of one tree per 

planter island). Requests for alternative compliance to this standard can be made as 

permitted under UDC 11-5B-5. Additionally, the applicant must remove two parking 

stalls from the southeast parking area adjacent to the trash enclosure to ensure sufficient 

ingress and egress. Lastly, the applicant should widen the planter island south of the trash 

enclosure to 5 feet (measured from inside of the curb) and meet the minimum 

requirement of 50 square feet. 

The site/landscape plans submitted with the Certificate of Zoning Compliance 

should be revised to comply with these standards.  

iii. Landscape buffers to adjoining uses 

No residential uses exist or are planned adjoining this site to the west or east; therefore, 

no buffers are required. 

iv. Tree preservation 

There are no existing trees on this site. Tree mitigation will not be required. 

v. Pathway landscaping 

Landscaping is required along the multi-use pathway running along the Williams pipeline 

in accord with the standards listed in UDC 11-3B-12C. A mix of trees, shrubs, lawn 

and/or vegetative groundcover should be provided; the landscape plan should be 

revised to include shrubs as required. This is being reviewed with the Vanguard 

Village No. 1 final plat application. 

3. Parking (UDC 11-3C): 

Off-street vehicle parking is required in accord with the standards for commercial districts in 

UDC 11-3C-6B.1. Bicycle parking is required in accord with the standards listed in UDC 11-

3C-6G and should comply with the design standards listed in UDC 11-3C-5C. 

i. Nonresidential parking analysis 

A minimum of one (1) space is required for every 500 s.f. of gross floor area. Based on 

the total square footage of the structures (i.e. 7,504 s.f.), a minimum of 15 spaces are 

required; 40 spaces are proposed. While this exceeds the required number of parking 

spaces, staff has concerns regarding about the future parking to the west not being 

installed. With off site improvements already being made, staff recommends the entirety 

of the western parking area is installed. Additionally, staff is increasing the capacity for 

children from the applicant's proposed 75 to 125 to provide flexibility for the user as the 

Treasure Valley continues to grow (in case of a future expansion). By paving the 

additional parking, it will prevent overflow parking on unimproved surfaces and will 

provide better integration when the surrounding properties develop. Staff recommends 

the site and landscape plan be revised to include the future parking to the west with this 

application.  

 

A loading zone is currently proposed along the front of the building without any 

stripping. The applicant shall stripe the loading zone as parallel parking (9’ x 23’) and 

install a planter island with a bulb out on the north portion of the loading zone to match 

the southern portion. 

ii. Bicycle parking analysis 



A minimum of one (1) bicycle parking space is required to be provided for every 25 

proposed vehicle parking spaces or portion thereof; bicycle parking should be depicted on 

the plans in accord with this standard along with a detail of the rack that demonstrates 

compliance with the design standards. 

4. Building Elevations (Comp Plan, Architectural Standards Manual): 

Goal 5.01.02D of the Comprehensive Plan underscores the significance of building design 

and landscaping in buffering, screening, beautifying, and integrating commercial, 

multifamily, and parking areas into existing neighborhoods. The elevations and renderings for 

the proposed structure, detailed in Section VII.E below, are designed to facilitate a smooth 

transition from the I-84 corridor to the multi-family development to the north and from the 

industrial area to the west to the commercial users to the east. The neighboring buildings are 

expected to generally align with the proposed elevations for the daycare facility. However, 

the District has proposed their own design standards and if approved by Council these 

would govern the site. 

Standards: 

The architectural design of the proposed structures must adhere to the following standards: 

1. Architectural Standards Manual: All designs must comply with the specifications 

outlined in the Architectural Standards Manual. 

2. UDC 11-3A-19: Structures and site designs must meet the criteria listed in this section of 

the Unified Development Code. 

3. Ten Mile Interchange Specific Area Plan (TMISAP): The design guidelines for the 

Mixed Employment (ME) designation, as detailed in the Application of the Design 

Elements table on page 3-49, must be followed.  

TMISAP Design Elements for HE Designated Areas Include: 

• Architecture and Heritage (pg. 3-32): New buildings should incorporate architectural 

features and details that reflect the area’s historical farming and dairy activities from 

around 1900. 

• Building Form and Character (pg. 3-37): The primary façades of the buildings must 

include entries. Trash dumpsters should be located away from the primary façades, 

ideally at the rear, and enclosed within screened structures with at least 6-foot-tall walls. 

Although the proposed structures are single-story, they achieve a taller form of 22 feet in 

height (note: the ME designation permits buildings of 1-4 stories). The base, body, and 

top of the buildings are defined through variations in color, step-backs, fenestration 

patterns, and parapet heights. Roof-mounted mechanical equipment must be screened 

from view by parapets, and flat roofs with varying parapet heights are proposed. 

• Signs (pg. 3-46): Signage should contribute to the overall character, identity, and 

wayfinding system. A separate sign permit is required. 

• Public Art (pg. 3-47): High-quality public art is encouraged in streetscapes, public 

buildings, parks, transit areas, and other public projects in the Ten Mile area. Given the 

industrial nature of this project, which lacks public spaces, public art is not 

recommended. 

The proposed elevations align with the Architectural Standards Manual and TMISAP 

guidelines. The applicant must apply for an administrative design review following the 

completion of the Conditional Use Permit (CUP) process. However, the District has 



proposed their own design standards and if approved by Council these would govern 

the site. 

5. Fencing (UDC 11-3A-6, 11-3A-7): 

The applicant is proposing a 6-foot fence on the perimeter of the outdoor playground. This 

satisfies the height requirement from the daycare facility specific use standards in UDC 11-4-

3-9. However, the fence is required to be non-scalable. Fencing details shall be provided with 

the certificate of zoning compliance submittal. 

6. Parkways (UDC 11-3A-17): 

Parkways are required to comply with the standards listed in UDC 11-3A-17E. 

E. Transportation Analysis 

1. Access (UDC 11-3A-3): 

Goal 6.01.02B highlights the need to minimize the number of access points onto arterial 

streets by implementing strategies such as cross-access agreements, access management, and 

the development of frontage and backage roads, while also enhancing connectivity between 

local and collector streets. Access to the site is proposed via La Vista Lane, a private street 

still pending approval, connecting to the future extension of W. Grand Mogul Way, a 

collector street, along the northern boundary. To support future connectivity and comply with 

UDC 11-3A-3A.2, a cross-access easement should be established along the southeast 

boundary of the site for access to and from the parcel to the south. Additionally, an access 

easement should be granted to the future lot to the north to facilitate use of the private street 

and interconnectivity between lots. These easements may be accomplished through a note on 

the final plat or a separately recorded easement. 

2. Pathways and Multiuse Pathways (UDC 11-3A-8 and UDC 11-3A-5): 

Goals 4.04.01 and 4.04.02 of the Comprehensive Plan emphasize the importance of linking 

local pathways from neighborhoods to regional pathways in commercial and community 

areas. In line with these goals and the Pathways Master Plan, a 10-foot wide multi-use 

pathway is required along the Williams pipeline and must be constructed as part of the 

subdivision improvements for Vanguard Village. To facilitate this, a 14-foot wide public use 

easement (comprising a 10-foot pathway plus 2 feet on each side) must be submitted. 

Additionally, pathways must be constructed in accordance with the standards outlined in 

UDC 11-3A-8. A pathway connection should be established to the adjacent property to the 

north via the driveway stub to enhance interconnectivity. Sidewalks are also proposed along 

the private street adjacent to the east boundary to ensure comprehensive pedestrian access. 

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

Sidewalks are required along all streets as set forth in UDC 11-3A-17. Sidewalks are 

proposed in accord with UDC standards. 

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

A private street (La Vista Lane) is proposed along the east boundary of the site. A private 

street application has been submitted (a-2024-0088) with the final plat application that’s 

currently in process. 

F. Services Analysis 

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

All waterways, except natural waterways, are required to be piped unless used as a water 

amenity or linear open space, in which case they may be left open as set forth in UDC 11-3A-



6. The Marvin Lateral lies along the south and west boundaries of this site within a 50-foot 

wide Nampa & Meridian Irrigation District (NMID) easement (20-feet left and 30-feet right) 

and should be piped. See comments from NMID in Section IV below. 

2. Pressurized Irrigation (UDC 11-3A-15): 

Underground pressurized irrigation water is required to be provided in each development as 

set forth in UDC 11-3A-15. 

3. Storm Drainage (UDC 11-3A-18): 

An adequate storm drainage system is required in accord with the adopted standards, 

specifications and ordinances; design and construction shall follow Best Management 

Practice as adopted by the City per UDC 11-3A-18. 

4. Utilities (Comp Plan, UDC 11-3A-21): 

Both the Plan and the UDC establish policy and regulations for extending and connecting to 

City utilities. Goal 3.03.03G of the Plan mandates urban infrastructure be provided for all 

new developments, including curb and gutter, sidewalks, water and sewer utilities. All 

utilities for the proposed development are required to be installed in accord with the standards 

listed in UDC 11-3A-21. 

 

IV. CITY/AGENCY COMMENTS & CONDITIONS 

A. Meridian Planning Division 

1. The Applicant shall comply with all previous conditions of approval associated with this 

development [H-2021-0081 Vanguard Village (MDA, RZ, PP, CUP – DA Inst. #2022-

0497799); H-2023-0072 Vanguard Village (MDA); A-2024-0088 PS; FP-2024-0012 

Vanguard Village No. 1 – (FP); H-2023-0071 District at Ten Mile (CPAM, RZ, PP, MDA); 

LDIR-2024-0026 and LDIR-2024-0018]. 

2. The proposed use shall comply with the specific use standards listed in UDC 11-4-3-9. 

Daycare Facility. The applicant or owner shall provide proof of criminal background checks 

and fire inspection certificates as required by Title 39, Chapter 11, Idaho Code. Said proof 

shall be provided prior to issuance of certificate of occupancy. The applicant or owner shall 

comply with all State of Idaho and Department of Health and Welfare requirements for 

daycare facilities. 

3. The site plan and/or landscape plan, as applicable, shall be revised with the certificate of 

zoning compliance application as follows:  

i. Depict a minimum 5-foot wide pedestrian walkways from the perimeter sidewalk (along 

La Vista Lane and Williams Pipeline pathway) as shown on the concept plan; the 

walkways shall be distinguished from the vehicular driving surfaces through the use of 

pavers, colored or scored concrete, or bricks as set forth in UDC 11-3A-19B.4. 

ii. Additional shrubs and an additional tree are required in the planter island with the fire-

hydrant (a minimum of 1 tree is required per planter island); alternative compliance to 

this standard may be requested as allowed in UDC 11-5B-5. Planter islands shall be a 

minimum of 50 square feet and dimensioned with future submittals. 

iii. Include shrubs and lawn or vegetative groundcover along with the trees within the 

landscape strips along the multi-use pathway within the street buffer along the eastern 

boundary of the site adjacent to the William pipeline in accord with the standards listed in 

UDC 11-3B-12C. 

https://www.sterlingcodifiers.com/codebook/getBookData.php?id=&section_id=1165308#1165308


iv. Provide a fencing detail in accord with the standards listed in UDC 11-4-3-9. 

v. Stripe the loading zone as parallel parking (9’ by 23’) and install a planter island with a 

bulb out to match the southern portion of the loading zone.   

vi. Remove the two parking stalls to the north of the trash enclosure to provide an adequate 

ingress/egress. 

vii. Widen the planter island south of the trash enclosure to 5 feet in accord with UDC 11-3B-

8. 

viii. Provide additional parking further west designated as future parking on the concept plan 

to provide for adequate ingress and egress for employees, customers, and republic 

service. 

4. The design of the proposed structures shall comply with the design standards in the 

Architectural Standards Manual and the design elements in the Ten Mile Interchange Specific 

Area Plan (TMISAP) as noted in the Application of the Design Elements table on pg. 3-49 for 

the Mixed Employment (ME) designation, unless otherwise modified in the Development 

Agreement (DA).  

5. The landscaping within the street buffers along I-84, Grand Mogul Drive and LaVista Lane 

should be installed with the subdivision improvements associated with Vanguard Village 

Subdivision No. 1. However, if it’s not completed prior to the issuance of the first Certificate 

of Occupancy within this development, this developer shall be responsible for those 

improvements as required with the final plat (FP-2024-0012). 

6. The recent modification to the development agreement (H-2023-0074) shall be approved by 

City Council and recorded prior to submittal of the first Certificate of Zoning Compliance 

and Design Review application for this site. 

7. The applicant shall provide cross access in accordance with 11-3A-3 prior to occupancy of 

the building. 

8. A 14-foot wide public use easement (10’ pathway + 2’ each side) shall be submitted for the 

proposed multi-use pathway within the street buffer within the Williams pipeline easement 

prior to issuance of Certificate of Occupancy. Alternatively, this easement may be provided 

earlier prior to recordation of final plat application for Vanguard Village Subdivision No. 1. 

9. All development within the Williams pipeline easement shall comply with the Williams 

Developers’ Handbook. 

10. A Certificate of Zoning Compliance and Design Review application(s) shall be submitted and 

approved prior to submittal of building permit applications for this site. Building permits may 

be issued prior to recordation of the final plat; however, no Certificates of Occupancy shall be 

issued prior to recordation of the final plat for the lot on which the building(s) is located, per 

requirement of the most recent amendment to the DA (H-2023-0074).  

11. The maximum of children allowed to be watched at any one time shall be 125, unless 

further restricted by the building department. 

12. The Applicant shall commence the use as permitted in accord with the conditions of approval, 

satisfy the requirements set forth in the conditions of approval, and acquire building permits 

and commence construction of permanent footings or structures on or in the ground within 

two (2) years from the date of approval of the subject conditional use permit; or apply for a 



time extension prior to that date as set forth in UDC 11-5B-6F in order for the conditional use 

permit to remain valid. 

 

B. Meridian Public Works 

 



 

 



C. Nampa & Meridian Irrigation District 

 

 

 

 

 

 



D. Ada County Highway District (ACHD) 

 

 

V. FINDINGS 

A. Conditional Use (UDC 11-5B-6E) 

The commission shall base its determination on the conditional use permit request upon the 

following: 

1. That the site is large enough to accommodate the proposed use and meet all the dimensional 

and development regulations in the district in which the use is located. 

Staff finds the site is large enough to accommodate the proposed use and meet all 

dimensional and development regulations of the M-E zoning district. 



2. That the proposed use will be harmonious with the Meridian comprehensive plan and in 

accord with the requirements of this title. 

Staff finds the proposed daycare use will be harmonious with the Comprehensive Plan and is 

consistent with applicable UDC standards with the conditions noted in Section IV of this 

report. 

3. That the design, construction, operation and maintenance will be compatible with other uses 

in the general neighborhood and with the existing or intended character of the general vicinity 

and that such use will not adversely change the essential character of the same area. 

Staff finds the design, construction, operation and maintenance of the proposed use should be 

compatible with other uses in the general neighborhood, with the existing and intended 

character of the vicinity and will not adversely change the essential character of the area. 

4. That the proposed use, if it complies with all conditions of the approval imposed, will not 

adversely affect other property in the vicinity. 

Staff finds the proposed use will not adversely affect other properties in the vicinity if it 

complies with the conditions in Section IV of this report. 

5. That the proposed use will be served adequately by essential public facilities and services 

such as highways, streets, schools, parks, police and fire protection, drainage structures, 

refuse disposal, water, and sewer. 

Staff finds the proposed use will be served by essential public facilities and services as 

required. 

6. That the proposed use will not create excessive additional costs for public facilities and 

services and will not be detrimental to the economic welfare of the community. 

Staff finds the proposed use will not create additional costs for public facilities and services 

and will not be detrimental to the economic welfare of the community. 

7. That the proposed use will not involve activities or processes, materials, equipment and 

conditions of operation that will be detrimental to any persons, property or the general 

welfare by reason of excessive production of traffic, noise, smoke, fumes, glare or odors. 

Staff finds the proposed use will not be detrimental to any persons, property or the general 

welfare by the reasons noted above. 

8. That the proposed use will not result in the destruction, loss or damage of a natural, scenic or 

historic feature considered to be of major importance. 

Staff finds the proposed use will not result in the destruction, loss or damage of any such 

features. 

9. Additional findings for the alteration or extension of a nonconforming use: 

This finding is not applicable. 

10. That the proposed nonconforming use does not encourage or set a precedent for additional 

nonconforming uses within the area; and, 

This finding is not applicable. 

11. That the proposed nonconforming use is developed to a similar or greater level of conformity 

with the development standards as set forth in this title as compared to the level of 

development of the surrounding properties. 

This finding is not applicable. 



VI. ACTION 

A. Staff: 

Staff recommends approval of the proposed CUP application and finds it in conformance with the 

Comprehensive Plan, UDC with the conditions included in Section IV and Findings in V. 

B. Commission: 

Pending 

  



VII. EXHIBITS 

A. Project Area Maps 

(link to Project Overview) 

1. Aerial 

 

2. Zoning Map 

 



3. Future Land Use 

 

4. Planned Development Map 

 

  



B. Service Accessibility Report 

 

  



C. Site Plan (date: 6/14/2024) 

   



D. Landscape Plan (date: 6/14/2024) 

 
  



E. Building Elevations (date: 6/14/2024) 

 
 

 

    

       

 

      

 


