PARTIES:

DEVELOPMENT AGREEMENT

1. City of Meridian
2. 5B Holdings LLC, Owner/Developer

THIS DEVELOPMENT AGREEMENT (this Agreement), is made and entered into this

day of

, 2026, by and between City of Meridian, a municipal corporation

of the State of Idaho, hereafter called CITY, whose address is 33 E. Broadway Avenue, Meridian,
Idaho 83642, and 5B Holdings LLC, whose address is 7007 Chinden Blvd., Meridian, 1D, 83646,
hereinafter called OWNER/DEVELOPER.

I RECITALS:

1.1

1.2

1.3

1.4

1.5

1.6

WHEREAS, Owner is the sole owner, in law and/or equity, of certain land in
the County of Ada, State of Idaho, described in Exhibit “A,” which is attached
hereto and by this reference incorporated herein as if set forth in full, herein
after referred to as the “Property”; and

WHEREAS, Idaho Code § 67-6511A provides that cities may, by ordinance,
require or permit as a condition of zoning that the Owner and/or Developer
make a written commitment concerning the use or development of the subject
Property; and

WHEREAS, City has exercised its statutory authority by the enactment of
Section 11-5B-3 of the Unified Development Code (“UDC”), which authorizes
development agreements upon the annexation and/or re-zoning of land; and

WHEREAS, Owner has submitted, or authorized the submission of, an
application for annexation and zoning of 71.445 acres of land with a request
for the R-8 (Medium-Density Residential) (47.79 acres) and C-N
(Neighborhood Business District) (23.655 acres) zoning districts on the
Property under the UDC, which, together with this Agreement, generally
describes how the Property will be developed and what improvements will be
made: and

WHEREAS, Owner/Developer and/or its representatives made
representations at the public hearings before Planning and Zoning Commission
and the Meridian City Council as to how the Property will be developed and
what improvements will be made; and

WHEREAS, the record of the proceedings for the requested rezoning held
before Planning and Zoning Commission and them Meridian City Council
includes responses of government subdivisions providing services within the
City of Meridian planning jurisdiction and includes further testimony and
comment; and
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1.7 WHEREAS, on the 21" day of April, 2026, the Meridian City Council
approved certain Findings of Fact, and Conclusions of Law and Decision &
Order (“Findings™), which have been incorporated into this Agreement and
attached as Exhibit “B”’; and

1.8~ WHEREAS, the Findings require the Owner/Developer to enter into a
Development Agreement before the Meridian City Council takes final action
to annex the Property into the City of Meridian; and

1.9  WHEREAS, Owner/Developer deem it to be in its best interest to be able to
enter into this Agreement and acknowledges that this Agreement was entered
into voluntarily and at its urging and request; and

1.10 WHEREAS, City requires the Owner/Developer to enter into a development
agreement for the purpose of ensuring the Property is developed and the
subsequent use of the Property is in accordance with the terms and conditions
of this Agreement, herein being established as a result of evidence received by
the City in the proceedings for zoning designation from government
subdivisions providing services within the planning jurisdiction and from
affected property owners and to ensure zoning designation is in accordance
with the amended Comprehensive Plan of the City of Meridian on December
19, 2019, Resolution No. 19-2179, and the UDC, Title 11.

NOW, THEREFORE, in consideration of the covenants and conditions set forth
herein, the parties agree as follows:

2. INCORPORATION OF RECITALS: That the above recitals are contractual and
binding and are incorporated herein as if set forth in full.

3. DEFINITIONS: For all purposes of this Agreement the following words, terms, and
phrases herein contained in this section shall be defined and interpreted as herein provided for, unless
the clear context of the presentation of the same requires otherwise:

3.1 CITY: means and refers to the City of Meridian, a party to this Agreement,
which is a municipal corporation and government subdivision of the state of
Idaho, organized and existing by virtue of law of the State of Idaho, whose
address is 33 East Broadway Avenue, Meridian, Idaho 83642.

32 OWNER/DEVELOPER: means and refers to 5B Holdings LLC, whose
address is 7007 Chinden Blvd., Meridian, ID, 83646, hereinafter called
OWNER/DEVELOPER, the party that owns and is developing said Property
and shall include any subsequent owner(s)/developer(s) of the Property.

33 PROPERTY: means and refers to that certain parcel(s) of Property to be
bound by this Agreement and located in the County of Ada, City of Meridian,
legally described in Exhibit “A” describing a parcel bound by this
Development Agreement and attached hereto and by this reference
incorporated herein as if set forth at length.

4. USES PERMITTED BY THIS AGREEMENT: This Agreement shall vest the right
to develop the Property in accordance with the terms and conditions of this Agreement.
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4.1 The uses allowed pursuant to this Agreement are only those uses allowed under
the UDC.

42  No change in the uses specified in this Agreement shall be allowed without
modification of this Agreement.

5 CONDITIONS GOVERNING DEVELOPMENT OF THE PROPERTY:

5.1. Owner/Developer shall develop or cause the Property to be developed in
accordance with the following special conditions:

a. Future development of this site shall be generally consistent with the concept plan
and building elevations included in Section VIII of the Staff Report attached to the
Findings and the provisions contained herein.

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

c. The following uses shall be prohibited in the C-N zoned portion of the property:
Fuel Sales Facilities, Storage Facilities, Vehicle Washing Facilities, Vertically
Integrated Residential Projects, and tiers 2 and 3 Drive-Through Establishments.

d. Future development shall promote no-mow fescues, naturalized plants, dry creek
materials, split-rail fencing, and other rural landscape elements in landscape
buffers and open space as listed in the Fields Sub-Area Plan.

e. Retail commercial uses shall be restricted to building sizes of 10,000 square feet
or less.

f. Direct access to Chinden Boulevard is prohibited except at N. Owyhee Storm
Avenue.

g. The applicant shall record a cross-access agreement from the C-N property to both
parcels to the east (Parcel #S0429110001 and Parcel #R5743000010).

h. No development shall commence on the property until sewer service is readily
available at the Property and meets one of the following criteria:

- The connection to this City’s sewer collection system is actively being
installed by the Owner/Developer; or

- Sewer has already been stubbed to the Property.

1. Prior to any future development and once sewer service is readily available at the
Property, the Owner/Developer shall submit a development agreement
modification, a preliminary plat to further subdivide the entire property, and amend
the concept plan to be consistent with design elements outlined in the Fields Sub-
Area Plan, Comprehensive Plan, and UDC.
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6. APPROVAL PERIOD: If this Agreement has not been fully executed within six (6)
months after the date of the Findings, the City may, at its sole discretion, declare the Agreement null
and void.

7. DEFAULT/CONSENT TO DE-ANNEXATION AND REVERSAL OF
ZONING DESIGNATION:

7.1  Acts of Default. In the event Owner/Developer, or Owner/Developer’s heirs, successors,
assigns, or subsequent owners of the Property or any other person acquiring an
interest in the Property, fail to faithfully comply with all of the terms and conditions
included in this Agreement in connection with the Property, this Agreement may be
terminated by the City upon compliance with the requirements of the UDC.

7.2 Notice and Cure Period. In the event of Owner/Developer’s breach of this agreement,
Owner/Developer shall have thirty (30) days from receipt of written notice from City
to initiate commencement of action to correct the breach and cure the default, which
action must be prosecuted with diligence and completed within one hundred eighty
(180) days; provided, however, that in the case of any such default that cannot with
diligence be cured within such one hundred eighty (180) day period, then the time
allowed to cure such failure may be extended for such period as may be necessary to
complete the curing of the same with diligence and continuity.

7.3 Remedies. In the event of default by Owner/Developer that is not cured after notice
from City as described in Section 7.2, City shall, upon satisfaction of the notice and
hearing procedures set forth in Idaho Code section 67-6511A, have the right, but not
a duty, to de-annex all or a portion of the Property, reverse the zoning designations
described herein, and terminate City services to the de-annexed Property, including
water service and/or sewer service. Further, City shall have the right to file an action
at law or in equity to enforce the provisions of this Agreement. Because the covenants,
agreements, conditions, and obligations contained herein are unique to the Property
and integral to City’s decision to annex and/or re-zone the Property, City and
Owner/Developer stipulate that specific performance is an appropriate, but not
exclusive, remedy in the event of default. Owner/Developer reserves all rights to
contest whether a default has occurred, and Owner shall have all rights and remedies
available at law or in equity.

74 Choice of Law and Venue. This Agreement and the rights of the parties hereto shall
be governed by and construed in accordance with the laws of the State of Idaho,
including all matters of construction, validity, performance, and enforcement. Any
action brought by any party hereto shall be brought within Ada County, Idaho.

7.5 Delay. In the event the performance of any covenant to be performed hereunder by
either Owner/Developer or City is delayed for causes that are beyond the reasonable
control of the party responsible for such performance, which shall include, without
limitation, acts of civil disobedience, strikes or similar causes, the time for such
performance shall be extended by the amount of time of such delay.

7.6  Waiver. A waiver by City of any default by Owner/Developer of any one or more of
the covenants or conditions hereof shall apply solely to the default and defaults
waived and shall neither bar any other rights or remedies of City nor apply to any
subsequent default of any such or other covenants and conditions.
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8. INSPECTION: Owner/Developer shall, immediately upon completion of any portion
or the entirety of said development of the Property as required by this Agreement or by City ordinance
or policy, notify the City Engineer and request the City Engineer’s inspections and written approval
of such completed improvements or portion thereof in accordance with the terms and conditions of
this Agreement and all other ordinances of the City that apply to said Property.

9. REQUIREMENT FOR RECORDATION: City shall record this Agreement,
including all of the Exhibits, and submit proof of such recording to Owner/Developer, prior to the
third reading of the Meridian Zoning Ordinance in connection with the rezoning of the Property by
the City Council. If for any reason after such recordation, the City Council fails to adopt the ordinance
in connection with the annexation and zoning of the Property contemplated hereby, the City shall
execute and record an appropriate instrument of release of this Agreement.

10. ZONING: City shall, following recordation of the duly approved Agreement, enact
a valid and binding ordinance zoning the Property as specified herein.

11. SURETY OF PERFORMANCE: The City may also require surety bonds,
irrevocable letters of credit, cash deposits, certified check or negotiable bonds, as allowed under the
UDC, to insure the installation of required improvements, which the Owner/Developer agree to
provide, if required by the City.

12. CERTIFICATE OF OCCUPANCY: No Certificates of Occupancy shall be issued
in any phase in which the improvements have not been installed, completed, and accepted by the City,
or sufficient surety of performance is provided by Owner/Developer to the City in accordance with
Paragraph 11 above.

13. ABIDE BY ALL CITY ORDINANCES: That Owner/Developer agrees to abide by
all ordinances of the City of Meridian.

14. NOTICES: Any notice desired by the parties and/or required by this Agreement shall
be deemed delivered if and when personally delivered or three (3) days after deposit in the United
States Mail, registered or certified mail, postage prepaid, return receipt requested, addressed as
follows:

CITY: with copy to:

City Clerk City Attorney

City of Meridian City of Meridian

33 E. Broadway Ave. 33 E. Broadway Avenue
Meridian, Idaho 83642 Meridian, Idaho 83642
OWNER/DEVELOPER:

5B Holdings LLC

7007 Chinden Blvd.

Meridian, Idaho 83646

14.1 A party shall have the right to change its address by delivering to the other
party a written notification thereof in accordance with the requirements of this section.

15. ATTORNEY FEES: Should any litigation be commenced between the parties hereto
concerning this Agreement, the prevailing party shall be entitled, in addition to any other relief as
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may be granted, to court costs and reasonable attorney’s fees as determined by a Court of competent
Junisdiction. This provision shall be deemed to be a separate contract between the parties and shall
survive any default, termination or forfeiture of this Agreement.

16. TIME IS OF THE ESSENCE: The parties hereto acknowledge and agree that time
is strictly of the essence with respect to each and every term, condition and provision hereof, and that
the failure to timely perform any of the obligations hereunder shall constitute a breach of and a default
under this Agreement by the other party so failing to perform.

17. BINDING UPON SUCCESSORS: This Agreement shall be binding upon and inure
to the benefit of the parties’ respective heirs, successors, assigns and personal representatives,
including City’s corporate authorities and their successors in office. This Agreement runs with the
property and shall be binding on the Owner/Developer, each subsequent owner of the Property, and
any other person acquiring an interest in the Property. Nothing herein shall in any way prevent sale
or alienation of the Property, or portions thereof, except that any sale or alienation shall be subject to
the provisions hereof and any successor owner or owners shall be both benefited and bound by the
conditions and restrictions herein expressed. City agrees, upon written request of Owner and/or
Developer, to execute appropriate and recordable evidence of termination of this Agreement if City,
in its sole and reasonable discretion, determines Owner and/or Developer has fully performed its
obligations under this Agreement.

18. INVALID PROVISION: If any provision of this Agreement is held not valid by a
court of competent jurisdiction, such provision shall be deemed to be excised from this Agreement
and the invalidity thereof shall not affect any of the other provisions contained herein.

19. DUTY TO ACT REASONABLY: Unless otherwise expressly provided, each party
shall act reasonably in giving any consent, approval, or taking any other action under this Agreement.

20. REMOVED PROPERTY: The City is hereby authorized, in its sole discretion, to
remove a portion of the Property (“Removed Property”) from this Agreement at any time, provided
that the City and the owner of the Removed Property concurrently enter into a modified development
agreement governing the development and use of the Removed Property. The remaining portion of
the Property, which has not been removed from this Agreement as described above, shall continue to
be bound by the terms of this Agreement.

2l. COOPERATION OF THE PARTIES: In the event of any legal or equitable action
or other proceeding instituted by any third party (including a governmental entity or official)
challenging the validity of any provision in this Agreement, the parties agree to cooperate in
defending such action or proceeding.

22, FINAL AGREEMENT: This Agreement sets forth all promises, inducements,
agreements, condition and understandings between Owner/Developer and City relative to the subject
matter hereof, and there are no promises, agreements, conditions or understanding, either oral or
written, express or implied, between Owner/Developer and City, other than as are stated herein.
Except as herein otherwise provided, no subsequent alteration, amendment, change or addition to this
Agreement shall be binding upon the parties hereto unless reduced to writing and signed by them or
their successors in interest or their assigns, and pursuant, with respect to City, to a duly adopted
ordinance or resolution of City.

22.1  No condition governing the uses and/or conditions governing rezoning of the subject
Property herein provided for can be modified or amended without the approval of the
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Meridian City Council after a public hearing(s) in accordance with the notice
provisions provided for a zoning designation and/or amendment in force at the time of
the proposed amendment.

23 EFFECTIVE DATE OF AGREEMENT: This Agreement shall be effective upon
execution of the Mayor and City Clerk.

[end of text; acknowledgements, signatures and Exhibits A and B follow]
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ACKNOWLEDGMENTS

IN WITNESS WHEREQOF, the parties have herein executed this Agreement and made
it effective as hereinabove provided.

OWNER/DEVELOPER:
5B Holdings LLC
) %%
By: Mark Bottles
Its: Manager

State of Idaho)
T ss:
County of Ada)

On this (D day of M o , 2026, before me, the undersigned, a Notary Public in and for said State,
personally appeared Mark Bottles, known or identified to me to be the Manager of 5B Holdings LLC and the person
who signed above and acknowledged to me that they executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the day and year in this

certificate first above written.

LT
ab s,
4b

L
‘\S ,{ M U » fo,"
y K \\:.._.- ---..?éf & %, Notary Publidd
s QJ:"‘;\OTA R y.'..-"p % My Commission Expires: 2 - 28" 203 O

- g -

“anl & OF W& ATTEST:

LTI LA

CITY OF MERIDIAN

By:

Mayor Robert E. Simison Chris Johnson, City Clerk

State of Idaho )
;88
County of Ada )

On this day of . 2026, before me, a Notary Public, personally appeared Robert E.
Simison and Chris Johnson, known or identified to me to be the Mayor and Clerk, respectively, of the City of Meridian,
who executed the instrument or the person that executed the instrument of behalf of said City, and acknowledged to me
that such City executed the same.

IN WITNESS WHEREQOF, I have hereunto set my hand and affixed my official seal the day and year in this
certificate first above written.

Notary Public for Idaho
My Commission Expires:
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EXHIBIT A

Description for
Annexation
January 15, 2026

A portion of the West 1/2 of the Northeast 1/4 of Section 29, Township 4 North,
Range 1 West, Boise Meridian, Ada County, Idaho, more particularly described as
follows:

Commencing at the 1/4 corner common to Sections 20 and 29, T.4N. R.1W,,
B.M. from which the Section corner common to Sections 20, 21, 28 and 29, T.4N.
R.1W., B.M., bears South 89°15'11" East, 2657.24 feet; thence on the north boundary
line of said Section 29, South 89°15'11" East, 703.00 feet to the POINT OF
BEGINNING;

thence continuing, South 89°15'11" East, 625.49 feet to the East 1/16 corner
common to said Sections 20 and 29;

thence leaving said north boundary line, South 00°55'39" West, 2,633.57 feet to
the Center-East 1/16 corner of said Section 29;

thence North 89°22'31" West, 1,325.05 feet to the Center 1/4 corner of said
Section 29;

thence on the north-south centerline of said Section 29, North 00°51'09" East,
2,090.39 feet;

thence leaving said north-south centerline, South 89°15'11" East, 703.00 feet;
thence North 00°51'09" East, 546.00 feet to the POINT OF BEGINNING.
Containing 71.445 acres, more or less.

End of Description.
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Description for
C-N Zone
January 22, 2026

A portion of the Northwest 1/4 of the Northeast 1/4 of Section 29, Township 4
North, Range 1 West, Boise Meridian, Ada County, Idaho, more particularly described
as follows:

Commencing at the 1/4 corner common to Sections 20 and 29, T.4N. R.1W.,
B.M. from which the Section corner common to Sections 20, 21, 28 and 29, T.4N.
R.1W,, B.M., bears South 89°15'11" East, 2657.24 feet; thence on the north boundary
line of said Section 29, South 89°15'11" East, 703.00 feet to the POINT OF
BEGINNING;

thence continuing, South 89°15'11" East, 625.49 feet to the East 1/16 corner
common to said Sections 20 and 29;

thence leaving said north boundary line on the east boundary line of the
Northwest 1/4 of the Northeast 1/4 of said Section 29, South 00°55'39" West, 1,066.34
feet;

thence leaving said east boundary line, North 89°08'51" West, 1,327.09 feet to
the north-south centerline of said Section 29;

thence on said north-south centerline, North 00°51'09" East, 517.89 feet;

thence leaving said north-south centerline, South 89°15'11" East, 703.00 feet;

thence North 00°51'09" East, 546.00 feet to the POINT OF BEGINNING.
Containing 23.655 acres, more or less.

End of Description.
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Description for
R-8 Zone
January 22, 2026

A portion of the West 1/2 of the Northeast 1/4 of Section 29, Township 4 North,
Range 1 West, Boise Meridian, Ada County, Idaho, more particularly described as
follows:

Commencing at the 1/4 corner common to Sections 20 and 29, T.4N. R.1W.,
B.M. from which the Section corner common to Sections 20, 21, 28 and 29, T.4N.
R.1W,, B.M., bears South 89°15'11" East, 2657.24 feet; thence on the north-south
centerline of said Section 29, South 00°51'09" West, 1,063.89 feet to the POINT OF
BEGINNING;

thence leaving said north-south centerline, South 89°08'51" East, 1,327.09 feet
to the east boundary line of the West 1/2 of the Northeast 1/4 of said Section 29;

thence on said east boundary line, South 00°55'39" West, 1,567.23 feet to the
Center-East 1/16 corner of said Section 29;

thence North 89°22'31" West, 1,325.05 feet to the Center 1/4 corner of said
Section 29;

thence on the north-south centerline of said Section 29, North 00°51'09" East,
1,572.50 feet to the POINT OF BEGINNING.

Containing 47.790 acres, more or less.

End of Description.
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EXHIBIT B

FINDINGS OF FACT, CONCLUSIONS OF LAW

CITY OF MERIDIAN
ERIDIAN =~
AND DECISION & ORDER

In the Matter of the Request for annexation of 71.445 acres of land with the R-8 and C-N zoning
districts. The R-8 zone consists of 47.79 acres, and the C-N zone consists of 23.655., by Emily
Mueller.

Case No(s). H-2026-0003

For the City Council Hearing Date of: April 14", 2026 (Findings on April 21%, 2026)

A. Findings of Fact

L.

2.

Hearing Facts (see attached Staff Report for the hearing date of April 14", 2026, incorporated by
reference)

Process Facts (see attached Staff Report for the hearing date of April 14™, 2026, incorporated by
reference)

Application and Property Facts (see attached Staff Report for the hearing date of April 14™, 2026,
incorporated by reference)

Required Findings per the Unified Development Code (see attached Staff Report for the hearing
date of April 14™, 2026, incorporated by reference)

B. Conclusions of Law

1,

The City of Meridian shall exercise the powers conferred upon it by the “Local Land Use
Planning Act of 1975,” codified at Chapter 65, Title 67, Idaho Code (I.C. §67-6503).

The Meridian City Council takes judicial notice of its Unified Development Code codified as
Title 11 Meridian City Code, and all current zoning maps thereof. The City of Meridian has, by
ordinance, established the Impact Area and the Comprehensive Plan of the City of Meridian,
which was adopted December 17, 2019, Resolution No. 19-2179 and Maps.

The conditions shall be reviewable by the City Council pursuant to Meridian City Code § 11-5A.

Due consideration has been given to the comment(s) received from the governmental
subdivisions providing services in the City of Meridian planning jurisdiction.

It is found public facilities and services required by the proposed development will not impose
expense upon the public if the attached conditions of approval are imposed.

That the City has granted an order of approval in accordance with this Decision, which shall be
signed by the Mayor and City Clerk and then a copy served by the Clerk upon the applicant, the
Community Development Department, the Public Works Department and any affected party
requesting notice.
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7. That this approval is subject to the Conditions of Approval all in the attached Staff Report for the
hearing date of April 14", 2026, incorporated by reference. The conditions are concluded to be
reasonable and the applicant shall meet such requirements as a condition of approval of the
application.

C. Decision and Order

Pursuant to the City Council’s authority as provided in Meridian City Code § 11-5A and based upon
the above and foregoing Findings of Fact which are herein adopted, it is hereby ordered that:

1. The applicant’s request for annexation is hereby approved per the conditions of approval in the
Staff Report for the hearing date of April 14", 2026, attached as Exhibit A.

D. Notice of Applicable Time Limits

Notice of Development Agreement Duration

The city and/or an applicant may request a development agreement or a modification to a
development agreement consistent with Idaho Code section 67-6511A. The development
agreement may be initiated by the city or applicant as part of a request for annexation and/or
rezone at any time prior to the adoption of findings for such request.

A development agreement may be modified by the city or an affected party of the development
agreement. Decision on the development agreement modification is made by the city council in
accord with this chapter. When approved, said development agreement shall be signed by the
property owner(s) and returned to the city within six (6) months of the city council granting the
modification.

A modification to the development agreement may be initiated prior to signature of the
agreement by all parties and/or may be requested to extend the time allowed for the agreement
to be signed and returned to the city if filed prior to the end of the six (6) month approval
period.

E. Judicial Review

Pursuant to Idaho Code § 67-6521(1)(d), if this final decision concerns a matter enumerated in Idaho
Code § 67-6521(1)(a), an affected person aggrieved by this final decision may, within twenty-eight
(28) days after all remedies have been exhausted, including requesting reconsideration of this final
decision as provided by Meridian City Code § 1-7-10, seek judicial review of this final decision as
provided by chapter 52, title 67, Idaho Code. This notice is provided as a courtesy; the City of
Meridian does not admit by this notice that this decision is subject to judicial review under LLUPA.

F. Notice of Right to Regulatory Takings Analysis
Pursuant to Idaho Code §§ 67-6521(1)(d) and 67-8003, an owner of private property that is the
subject of a final decision may submit a written request with the Meridian City Clerk for a regulatory

takings analysis.

G. Attached: Staff Report for the hearing date of April 14™, 2026.
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By action of the City Council at its regular meeting held on the 21st day of April,2026.

COUNCIL PRESIDENT JOHN OVERTON VOTED__ AYE
COUNCIL VICE PRESIDENT ANNE LITTLE ROBERTS voTED AYE
COUNCIL MEMBER DOUG TAYLOR voTeED AYE
COUNCIL MEMBER LUKE CAVENER vOTED AYE
COUNCIL MEMBER LIZ STRADER voteD AYE
COUNCIL MEMBER BRIAN WHITLOCK VOTED AYE
MAYOR ROBERT SIMISON VOTED

(TIE BREAKER)

(O

John Overton, Council President 4-21-2026

Attest:

Chris Johnsén 4-21-2026
City Clerk

Copy served upon Applicant, Community Development Department, Public Works Department and City
Attorney.

By: OGMQJY\QV{UM _ __Dated: 4-21-2026

City Clerk’s Office "

EXHIBIT A
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COMMUNITY DEVELOPMENT

DEPARTMENT REPORT
HEARING  4/14/2026

DATE:

TO: Mayor & City Council
FROM: Bill Parsons, Current Planning

Supervisor

208-884-5533

bparsons@meridiancity.org
APPLICANT: Emily Mueller

SUBJECT: H-2026-0003
North Meridian Fields

LOCATION: Generally located at the southwest corner -
of SH-16 and Chinden Boulevard in the
W % of the NE % of Section 29, T.4N.,

R.IW.

I. PROJECT OVERVIEW

A. Summary

Legend ' "
() Project Location ¥

=2 Area of Impact
i7 City Limits

OAnuIysis
—E R

Annexation of 71.445 acres of land with the R-8 and C-N zoning districts. The R-8 zone consists
of 47.79 acres, and the C-N zone consists of 23.655.

B. Directors Determination

The Community Development and Public Works Directors made a director’s determination to
allow for the annexation of the subject development without sewer services being available.
Currently, the city is installing a sewer trunkline in McMillan Road that will ultimately serve the

site.

C. Recommendation

Staff: Approval with a Development Agreement

Planning and Zoning Commission: Approval

D. Decision
City Council: Approval
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II. COMMUNITY METRICS

Table 1: Land Use

Description Details Map Ref.
Existing Land Use(s) Vacant/Agriculture in Ada County -
Proposed Land Use(s) Commercial and Residential -
Existing Zoning RUT in Ada County VILA.B
Proposed Zoning R-8 (Medium Density Residential) and C-N
(Neighborhood Business District)
Adopted FLUM Designation Medium Density Residential and Mixed Use Interchange VILA.C
Table 2: Process Facts
Description | Details
Preapplication Meeting date 1/13/2026
Neighborhood Meeting 1/15/2026
Site posting date 3/3/2026
Table 3: Community Metrics
Agency / Element Description / Issue Reference
Ada County Highway District IV.D
e Comments Received Yes; Staff Report =
e Commission Action Required No -
e Access N. Owyhee Storm Avenue off of Chinden Boulevard and -
McMillan Road, and Ersatz Place off of McMillan Road.
e Traffic Level of Service Star Road: F o
McMillan Road: Better than E
ITD Comments Received No -
Meridian Public Works Wastewater IV.B
¢ Distance to Mainline Sewer Not Available at Site
e Impacts or Concerns Yes; Sewer is not available and won’t be made available
until the city completes the trunk line in McMillan and a
developer pulls the sewer to the site.
Meridian Public Works Water IV.B

e Distance to Mainline
e Impacts or Concerns

Water Available at Site
None

Note: See section IV. City/Agency Comments & Conditions for comments received or see the public
record. Past the following link into your browser:
https://weblink.meridiancity.org/WebLink/browse.aspx?id=430059&dbid= 0&repo=MeridianCity .
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Figure 1: One-Mile Radius Existing Condition Metrics

Reference Parcel: S0429120006 Date Retrieved: 2026/ 1/ 23

Parcel Count Parcel Acreage Infill Indicator:

Surrounding Area

70% wor city

804 1,144

B city Limits
B wotcity

Household Change Household & Population Growth

o
264'7 /O Households @2020
Population Change: 284.6%
- 9 ° Population B Growth
(Household and Population Change
since 2010 Decennial) . 2,000 4,000 6,000
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111, STAFF ANALYSIS
Comprehensive Plan and Unified Development Code (UDC)

A. General Overview

The proposed annexation and development spans across 71.445 acres of land with the northern
half being designated as Mixed Use Interchange (MU-I) and the southern half being designated as
Medium Density Residential on the Future Land Use Map (FLUM). In addition, the subject
property falls within the Fields Sub-Area Plan located at the northwest corner of the City’s area of
impact boundary. This area is bounded by Ustick Rd. on the south, Can-Ada Rd. on the west,
Chinden Blvd./US Highway 20/26 on the north, and McDermott Rd./SH-16 on the east.

In accord with the Fields Sub-Area Plan, the general character, design, and identity of this area
shall have a cohesive theme that is “modern rural,” which applies to housing, amenities,
streetscape/open space, and retail/commercial. Additionally, some of the other thematic design
elements that contribute to the desired character of the area should be adhered to such as lighting,
fencing (e.g. split rail), landscaping (e.g. tall fescues, dry creek materials, wildflowers, street
trees, etc.), public art, on-street bike lanes and/or off-street multi-use pathways, signage (e.g.
metal roof on sign), etc. — see the Character Framework — Amenities (pg. 3-12) and Streetscape
(pg. 3-13) in the Plan for more information. A high-quality design is expected in this area.

At this time, the applicant is requesting annexation into the city and intends to return at a later
date to amend the development agreement and further subdivide the property. It is important to
note that utilities are not currently available to serve the proposed development. However, the city
is in the process of constructing the Can-Ada Lift Station and extending sewer infrastructure
along McMillan Road, with completion anticipated in late 2026. Because municipal services are
not yet available, the applicant will be unable to develop the property until such services are in
place and a preliminary plat and development agreement modification are submitted and
approved. During that time, the applicant will be required to comply with the Field Sub-Area
Plan, Comprehensive Plan, and Unified Development Code.

Comprehensive Plan Policies:

- Encourage a variety of housing types that meet the needs, preferences, and financial
capabilities of Meridian's present and future residents. (Goal 2.01.02D)

The 47.8 acres of land designated as R-8 will include a variety of lot and house sizes that will
be in close proximity to the future Cole Valley Christian School. This will provide a different
type of housing than what is already approved in the immediate area.

- Plan for safe, attractive, and well-maintained neighborhoods that have ample open space, and
generous amenities that provide varied lifestyle choices. (Goal 2.02.00)

While the applicant did not depict lot sizes for the residential portion of the development, they
did depict open space and road layouts. The current layout depicts several different open
space nodes. However, with the future preliminary plat, the applicant shall provide more
north/south connections to the future school site.

- Jointly plan and site schools and subdivisions to ensure mutual benefits, neighborhood
identity, and community health. (Goal 2.03.01)

The Cole Valley Christian School has already been approved to the south of the proposed
project. This along with the approved subdivision directly to the east will provide close
connectivity to subdivisions and the future school site to provide neighborhood identity.
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Establish distinct, engaging identities within commercial and mixed use centers through
design standards. (2.09.03A)

This project falls within the Fields Subarea Plan and will be required to adhere to the design
standards listed in the plan. In addition, it will be required to comply with the Architectural
Standards Manual. Th intent of these design standards is to give the area a unique modern-
rural theme.

Permit new development only where it can be adequately served by critical public facilities
and urban services at the time of final approval, and in accord with any adopted levels of
service for public facilities and services. (Goal 3.03.03F)

The Community Development Director and Public Works Director determined that even
though this property cannot be served by City sewer, that we can annex it due to it being
contiguous and the City is currently constructing the sewer trunkline in McMillan Road.

Table 4: Project Overview

Description Details

History N/A

Phasing Plan To be determined with a future development agreement modification and
preliminary plat.

Residential Units To be determined with a future development agreement modification and
preliminary plat.

Open Space To be determined with a future development agreement modification and
preliminary plat.

Amenities To be determined with a future development agreement modification and
preliminary plat.

Physical Features West Tap Lateral

Acreage 71.445 Acres

Lots To be determined with a future development agreement modification and
preliminary plat.

Density To be determined with a future development agreement modification and
preliminary plat.

B. Site Development and Use Analysis
A. Proposed Use Analysis (UDC 11-2):

The applicant has submitted a conceptual plan proposing single-family detached residences
on the southern two-thirds of the site and commercial development on the northern one-third.
At this time, detailed development plans have not been provided, however, the applicant
provided a road layout and open space layout for the larger development. This provides some
detail into the integration of the residential and commercial uses. Prior to any development,
the applicant will be required to further subdivide the property and complete a development
agreement modification.

In the applicant’s narrative, the proposed R-8 portion of the site is described as single-family
detached residential. The C-N portion is proposed for commercial uses, and the applicant
proposed excluded the following uses including fuel sales facilities, convenience stores,
storage facilities, and vehicle washing facilities. As the Mixed-Use Interchange designation
is intended for low traffic generating uses, staff recommends further restricting
permitted uses by prohibiting drive-through establishments, vertically integrated uses,
and retail sales or stores exceeding 10,000 square feet for a single tenant. The primary
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reason behind this is to not allow big box retailers as they will generate significantly
more traffic than the Mixed Use Interchange designation is intended for.

B. Dimensional Standards (UDC 11-2):

The development shall comply with the dimensional standards for the C-N and R-8 zoning
districts as listed in UDC Tables 11-2B-3 and 11-2A-6.

Direct lot access to the collector roadways are prohibited in the R-8 zone and access point off
the collector the C-N zoning will be limited as required in UDC 11-3A-3.

C. Design Standards Analysis

A. Structure and Site Design Standards (Comp Plan, UDC 11-34-19):

For mixed-use developments, at least 40% of the buildable street frontage must be occupied
by building facades or public space. The building footprints are not shown with this
application.

In addition, the applicant shall meet the requirement for no more than 50% of the total off
street parking is located between building facades and abutting streets in the proposed C-N
portion of the site.

Future development plans shall incorporate the following design elements with the
future MDA application.

- Include the following elements: Plazas between commercial and residential include a
main focal point, active and shared open space within the mixed-use designation and
neighboring uses, and 8-foot parkways with on-street parking and bulb-outs.

- In developments where multiple commercial and/or office buildings are proposed,
the buildings shall be arranged to create some form of common, usable area, such as a
plaza or green space.

- The applicant shall provide details to ensure the quality of the design is in accord
with the Fields Sub-Area Plan. The general character, design, and identity of this area
shall have a cohesive theme that is “modern rural,” which applies to housing, amenities,
streetscape/open space, and retail/commercial. Additionally, some of the other thematic
design elements that contribute to the desired character of the area shall be adhered to
such as lighting, fencing (e.g. split rail), landscaping (e.g. tall fescues, dry creek
materials, wildflowers, street trees, etc.), public art, on-street bike lanes and/or off-street
multi-use pathways, signage (e.g. metal roof on sign), etc. — see the Character
Framework — Amenities (pg. 3-12) and Streetscape (pg. 3-13) in the Plan for more
information. A high-quality design is expected in this area.

- New buildings on pad sites adjacent to single-family neighborhoods shall be limited
to no more than a 1-story disparity in building height.

- For mixed-use developments, a minimum of 40% of the buildable street frontage
must be occupied by building facades or public space.

- Transitions between different residential product types and dissimilar land uses
shall include the use of alleys, roadways with landscaped parkways, or highly connected
open spaces.

B. Landscaping (UDC 11-3B):

i. Landscape buffers along streets

The landscaping will be evaluated with the future development agreement modification
and preliminary plat. A thirty-five (35) foot landscape buffer will be required along
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Chinden Boulevard which is an entryway corridor. In addition, a twenty (20) foot
landscape buffer will be required along all future Collector roadways.

ii. Tree preservation

Per UDC 11-3B-10, the applicant shall preserve existing trees four-inch caliper or greater
from destruction during the development.

Mitigation shall be required for all existing trees four-inch caliper or greater that are
removed from the site with equal replacement of the total calipers lost on site up to an
amount of one hundred (100) percent replacement (Example: Two (2) ten-inch caliper
trees removed may be mitigated with four 5-inch caliper trees, five (5) four-inch caliper
trees, or seven (7) three-inch caliper trees). Deciduous specimen trees four-inch caliper or
greater may count double towards total calipers lost, when planted at entryways, within
common open space, and when used as focal elements in landscape design.

A Tree Mitigation Plan should be submitted with the future development agreement
modification and preliminary plat detailing all existing trees and methods of mitigation
outlined by the City Arborist before any trees are to be removed as set forth in UDC 11-
3B-10C.5.

iii. Storm integration
Storm drainage is required to comply with the standards listed in UDC 11-3A-18.

iv. Pathway landscaping

Pathway landscaping is required to comply with UDC 11-3B-12. A minimum of 5 feet of
landscaping shall be provided on both sides of the proposed pathways.

C. Parking (UDC 11-3C):

i. Residential parking analysis

Future residential will be required to comply with the residential parking standards listed
in UDC Table 11-3C-6.

ii. Nonresidential parking analysis

Non-residential parking will be evaluated with future submittals and shall comply with
UDC 11-3C-6.

iii. Bicycle parking analysis
One bicycle parking space shall be provided for every 25 proposed vehicle parking
spaces. This will be evaluated with the submittal of certificate of zoning compliance and
design review applications.

D. Building Elevations (Comp Plan, Architectural Standards Manual):
The applicant submitted conceptual building elevations with this application. The submitted
elevations are for both the commercial and residential that is proposed on the site. At this
time, the applicant does not show any building footprints, so these elevations are subject to
change with the future development agreement modification. However, the building
elevations submitted provide a mix a material including fiber cement, stucco CMU, stone
veneer, wood composite, board and batten, and lap siding.

The elevations submitted with the future development agreement modification shall comply
with the Architectural Standards Manual, UDC, Fields Sub-Area Plan, and the
Comprehensive Plan.
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E. Fencing (UDC 11-34-6, 11-34-7):
All fencing constructed on the site is required to comply with the standards listed in UDC 11-
3A-7.

D. Transportation Analysis

A. Access (Comp Plan, UDC 11-34-3, UDC 11-3H-4):
The applicant has depicted the primary access points for the development coming off the
future extension of N. Owyhee Storm Avenue, a collector roadway. This extension will lead
to a future signalized intersection with Chinden Boulevard. In addition, the applicant is
proposing to construct two (2) east/west collectors that would connect N. Ersatz Place with
N. Owyhee Storm Avenue.

The concept plan depicts one (1) access point off of Collector A to the C-N portion of the
site. This single access point aligns with the one on the south of Collector A leading in the
residential subdivision. In addition, a single access point is shown to Collector B, Owyhee
Storm Avenue, and Ersatz Place which is consistent with UDC 11-3A-3.

The applicant shall provide a cross access agreement from the C-N property to both Parcels to
the east (Parcel # S0429110001 and Parcel # R5743000010) to provide better future
connectivity and restrict direct access points on Chinden Boulevard.

Prior to any future final plat or certificate of zoning compliance application being submitted,
the applicant will be required to construct half plus 12 on all collector roadways on the site.

B. Pedestrian Connectivity (UDC 11-34-5, UDC 11-34-8, UDC 11-34-17):
The applicant submitted a proposed pedestrian access plan as part of the concept plan. The
plan depicts ten (10)-foot multi-use pathways along N. Owyhee Storm Avenue, Future
Collector A, and Future Collector B, all of which are designated collector roadways.
However, the plan does not show a multi-use pathway along N. Ersatz Place, a partially
constructed collector located along the eastern boundary of the site. Prior to submitting future
applications, the applicant shall coordinate with ACHD to confirm the alignment of Ersatz
Place, which may require the installation of a twenty (20)-foot landscape buffer containing a
ten (10) foot multi-use pathway along the west side of Ersatz Place.

In addition, the applicant has proposed an internal pedestrian pathway within the residential
subdivision that runs north—south through the future development. Additional details
regarding pedestrian connectivity will be provided with future application submittals.

C. Subdivision Regulations (UDC 11-6):

The subdivision details have not been provided with this application. However, the applicant
will be required to comply with the standards listed in UDC 11-6C-3 with the future
development agreement modification and preliminary plat.

E. Services Analysis

A. Waterways (Comp Plan, UDC 11-34-6):

The West Tap Sublateral bisects the property near the middle of the property. This waterway
shall be piped in accordance with UDC 11-3A-6.

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

Underground pressurized irrigation water is required to be provided to each lot within the
subdivision as set forth in UDC 11-3A-15.
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C. Storm Drainage (UDC 11-34-18):

An adequate storm drainage system is required in all developments in accord with the City’s
adopted standards, specifications and ordinances. Design and construction shall follow best
management practice as adopted by the City as set forth in UDC 11-3A-18.

D. Utilities (Comp Plan, UDC 11-34-21):
Sewer service is not currently available at the site and will remain unavailable until
development extends it from Star Road to the subject property. Water service is available at
the site. The Community Development Director and the Public Works Director determined
that, because sewer infrastructure is actively being extended along McMillan Road, the
CanAda lift station is being installed, and the property is contiguous to the city limits, the
development may be annexed.

IV. CITY/AGENCY COMMENTS & CONDITIONS

A. Meridian Planning Division

A Development Agreement (DA) is required as a provision of annexation of this property. Prior
to approval of the annexation ordinance, a DA shall be entered into between the City of Meridian,
the property owner(s) at the time of annexation ordinance adoption, and the developer. Currently,
a fee of $611.47 shall be paid by the Applicant to the Planning Division prior to commencement
of the DA. The DA shall be signed by the property owner and returned to the Planning Division
within six (6) months of the City Council granting the annexation. The DA shall, at minimum,
incorporate the following provisions /F' City Council determines annexation is in the best interest
of the City:

a. Future development of this site shall be generally consistent with the concept plan and
building elevations included in Section VIII and the provisions contained herein.

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

c. The following uses shall be prohibited in the C-N zoned portion of the property: Fuels
Sales Facilities, Storage Facilities, Vehicle Washing Facilities, Vertically Integrated
Residential Projects, and tiers 2 and 3 Drive Through Establishments.

d. Future development shall promote no-mow fescues, naturalized plants, dry creek
materials, split rial fencing, and other rural landscape elements in landscape buffers and
open space as listed in the Fields Sub-Area Plan.

e. Retail commercial uses shall be restricted to building sizes of 10,000 square feet or less.
f. Direct access to Chinden Boulevard is prohibited except at N. Owyhee Storm Avenue.

g. The applicant shall record a cross access agreement from the C-N property to both
Parcels to the east (Parcel # S0429110001 and Parcel # R5743000010).

h. No development shall commence on the property until sewer service is readily available
at the site and meets one of the following criteria:

- The connection to this City’s sewer collection system is actively being installed by
the applicant; or

- Sewer has already been stubbed to the site
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i.  Prior to any future development and once sewer service is readily available at the site, the
applicant shall submit a development agreement modification, a preliminary plat to
further subdivide the entire property, and amend the concept plan to be consistent with
design elements outlined in the Field Sub Area Plan, Comprehensive Plan, and UDC.

B. Meridian Public Works

Waslenwaler
»  Distance Lo Sewer Sewer nol available Lo site.
Services
* Sewer Shed
=  Estimated Project See application
Sewer ERLFs
» WRRF Declining

Balance
»  Project Consistent Yes
wilth W Masber
Plan/Facility Plan
. Impacts/concenns | «

See Public Works Site Specific Conditions

Waler

» Distance W Waler Water Available at Site
Sefvices

s Pressure fone

*  Estimated Project Sew application
Water ERL's

» Waler Quality Nome

s Project Consistent Wit
with Waler Master
Plan

= Impacts/Concerns Hine -

NON-PLAT CONIMTIONS

PusLic Works DEPARTMENT
Site Specific Conditions of Approval
1. Sewer nol available o sile. Property b be served by luiore Can Ada Lafl Station. Lail station o e
comphete al Uthe end of 2026, City will also exiond trmk line o Star Road along MeMillan.
Remaming sewer along Slar road and over b the cast o reach properly @5 developer driven.
2. The Developer's Engincer is to venify if there is a wl onsite and state if it will be used o nod. It
1% mad gong Lo be used it must be abandoned per City and IPWR roguitermesnis.
3. Each phase of the development will nosd o be modeled b venly mindmom Gre Now presuns
maintanmod.
4. There will be lwo waler mains coming o the se fom the south (one al the sowtheast cormer amld
stuthwest comer). Noed o comneel 1 both during e lirst phase on constrciion.
5. Ensure no sewcer services pass through infiliration trenches.
6. Provide 20' Basesnenls for mames, hydrant laterals amd water services. Easemenis should exlemd
up by the end off main/fydrantwates meter and 107 baeyond L
5. Mo permancnt structurcs (trees, bushes, buildings, carports, trash receptacle walls, fences,
infiliration trenches, light poles, ete.) to be built within the utility casement.
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Cremeral Conditions of Approval

1. Applcant shall coordmate waler and sewer mam siee and routing with the Public Works
IDeparimenl

2. Por Merudian City Code (MUOC), the applicant shall be responsible o mestall sewer and walsr
mains by and through this developmenl Applicant may be eligible lor 2 reimbursement
agreemenl lor mifrastrocture enhancement per MOC B-6-5.

3. The applicant shall provide casement(z) lor all puble watsysswer mains oulssde of public right of
way (inclode all waler services amd hydranis). Sewer'waler cascmenl varics dopending on sewer
aepth. Sewer (420 I degp reguire a 30 1 casemenl, 20-25 11 a 40 N caserneal, and 25-30 Ma 45 L
casemenl. Ensure no permanend struclares (rees, bushes, bubfings, carports, trash receplacle
walls, lences, infiltration tremches, light poles, ele.) are buill within the wiility casement. Submit
an exoculod seement (on the form avadlable from Public Works), a kegal deseriptson prepansd by
an Idaho Licenssd Profesaonal Land Surveyor, which muest imelude the area of U casement
(mmarked EXHIBIT A) and an 8127 = 11 map with boarings and distances (macked EXHIBIT B)
for review. Bolh exhibils must be ssaled, sgned and dated by a Prolisswonal Land Surveyor. DO
NOFT RECORD.

4. The City of Meridian requires thal presswrzeed imgation systems be sopplaed by a yoar-roamnd
souroe of water (UM 11-38-6). The applicant should be noguired o use any existing sarfaos o
well water for the primary sowrce. I a surface or well sourcs & nol available, a single-pomt
conmection Lo the culinary water system chall be reguansd. 17 a single-point conmeclion s wbiled,
the developer will be responsibile for the payment of Tor ths ¢ areas poor o
prioe b recciving development plan approval

5. Any struclurcs that are allowod o rermam shall be sabjoct b evaluaison and possible nsassigrmentd
ol streel addressing Lo be in compliance with ML,

6. All irdgatson ditches, canals, laterals, or draing, exchesive of natural walsrways, inlersecimg,
crossing or laying sdjacent and contiguows b te anca being subdivided shall be addressed per
UM 11-3A-6. In perlormomg such work, the applicant shall comply with ldabso Code 42-1207
and any olbir applicable law or regulation.

7. Any wells that will pol contime: o be wsed must be properly abandoned according o ldabae Well
Construction Standards Rules adminstered by the dabo Depariment of 'Waler Resowrces
(IWE). The Developer, Owner, o project Engineer, shall provide a statement addressing
whether thers are any existing wells in the dovelopment, and il so, how they will continue Lo b
s, m]'lruvilﬂumaldﬂl'lhcrrhlhﬂmmﬂ_ I weells are o be abandoned, the [m.qla:lum'l.:r ar
their ropn: lowir sl 1 the IDWR Giroundwater Protecion Section (Aaron Skinner,
Hydrogeologist 208-287-4972) BEFORE any work is done W decommession an existing well
feven il il 15 bolicved ihat the well 5 less than T8 1L deep). Prool of communication with IWER
musl b submatied b the Cily prior o amy work bemg done W decommission the well. Failare w
commumicale with IDW R may resull in additional work and expense o decommssion the well.

K. Any cxistmg seplic systems wilhin this progect shall be resnoved from service per Cily Ordinance
Section 9-1-4 and 9 4 8. Contact Central Distrect Healib for abandomnment procedures and
inspecibons (28)375-5211.

4. All improvemenis relatbod o pable life, safisly and bealth shall be complebsd prios W eccupancy
al the struciures.

10 Appdicant shall be roguined w pay Publi: Works development plan rovicw, and construction
mspecion fias, as delermined dunng the plan review process, pros b Use issuanos of a plan
approwal leller.

11. Hshall be the responsibility of U apphicant W ensere that all developenent fealunss comply with
the Amercans with Disabalities Act and the Fair Housing Acl

12, Applicant shall be responsible for applacatson and compliance with any Section 404 Permiiling
that may b reguinsd by the Army Comps of Engincers.

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
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13, Deveboper shall coordmmate mailbox locatins with the Meridsan Post O1Tee.

14. Compaction st nesults shall be submticd to the Meridian Buildmyg, Deparienent for all bulding
s recenving engmecrod backlll, where looting would sit atop Gl material

15. The design engimoer shall be roguited fo certily that the street centerline clevations ane a0l a
muirmwm of 3-liset above the highest cstabhished peak groundwaler clevation. This is o cnsune
thai the bottom elevation of the crawl spaces of bomes 15 al beast 1-Tool above.

16, The applicants design engineer shall be responsible for inspection of all rrgation andfor
drarnape Facility within this projeet Chal do nol Bl wnder the junsdicion of an rrgation destrict
or ACHLY. The design engineer shall provide certification thal Uhe Facilitics have been mstalled m
aceordance wilh the approved design plans. This certification will be requinsd before a cenifcate
of orcupancy 15 ssoed e any stroctures within the projeel.

17. Al the completion of the project, the applicant shall be responsible W submit recond drawings per
the City of Meridsan AutoCAD standards. These recond drawings mwst be roceved and approwoed
]'lzriur Iy U ol a certificali urwl:l.qml:y fnr any sliruciarnes weithin the p:uju:!.

18, A streed light plan will nesd s be incheded m the cvil constructon plans. Sireel Eght plan
reguitemenls are lsted m sectson 6-5 of U Impeovement Standards for Strect. Lighting. A copy
of the standards can be found at biipwwws merdianc by orgpablic_works.aepefd=272.

19, The City of Meridian roguires thal the owner post b the City a performance sarcly in the amownl
ol 125% of the lolal constroction cosl For all incomplete sewer, waler and rewss mifrastrocion
e b Tl plal signature. This surety will be venfied by a lne dem cost estimate provided by
the owmner Lo the Cily. The surcly can be posted in the form of an erevocable letter of crodil, cash
deposil or bond. Applecant must lile an applacabion for surdy, which can be found on the
Communily Development Depariment website. Please contacl Land Development Service lor
mons infsrmalion al B¥7-2211.

). The Cily of Merdian requires thal the owmer post b the Cily a warranly surely in the amound of
% of the total constrection cost lor all completed sewer, waler and rowss mifrastroctune e
duration of two years. This surcly will be verified by a line ilcn cost citimate provided by the
ot bo he Cily. The surely can be posted in the form of an irevocable letler of credil, cash
dq'uml L'n'lmnd. .ﬂ.nlhi.zml musl file an application for surety, which can be found on the

¥ Iep nl website. Please contact Land Devislopement Service lor
mors mi.m‘lmhun al 8872211,

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
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C. Meridian Park’s Department

CErguy-

Parks and Recreation

Rewviewer: Kirn Warren J Pathways Project Mansgoer

Manner Assigred: Hick Mapoli

Project Mame: North Meridian Fiedds ke Moo H-200G-0003 — A7 Date: 2172026
The: following will be required for development of the proposed project:

CONDITIONS OF APPROVAL - PATHWAYS

1. The projedt devdoper shall design and construdt multi-use pathwenys oonsistent with the loction and
specifications set forth in the Meridian Pathways Master Plan Map and Master Patheeanys Plan Dooument
Chapter 3). Any proposed adjustments o pathway alignment shall be coordinated through the Patbways
Project Marager. See inferocine: Pothwoys Mop, Cily Wiebsite.

2. Prior to final plat approval the applicnt shall dedicale a public sooess casement for a detached, 107 wide
muti-use potiwey within the landscpe bufffer Along 58516 wherne it fronts the project.
1 wide detsched multi-use pathaory shall al=o be required along both sides of the mllecior rosdway thot
*  Multiuse pathwey shall be & mini of 14" wide (107 pathway + ¥ shoulder each
siche].
# Al pathways shall be located outside of irmigation district eosements unless permission is specifically
obtained from the goveming irmigation district.
*  Folow ACHD guidelines for dedication of caserments for potbwaeys adjaoent o ACHD rights-of-way.
Use stondand ity termplote for publc ooesy emsement. Submit o coserments online through Gitiren’s
Arress Portal.

3. Cornstruct multi-use potheays per paving section based on existing site conditions 2= recommenided by
project ovil engineer in aocord with UDC 11-34-8 and 11-36-1F. Prior to final approval the applicant’s
engineer shall provide written documentation [stamped plans depicting recommended paving section) that
thi pasthrecry segrment was constructed per the recommended specifications.

4. The owner [or representative association) of the property affected by each public aooess easerment shall
anerr an ongoing obligation to maintain the multi-use pathway.

- " high open vision fending shel be irstalled between pothways and {live) water irfigation conals and lateraks
a5 detailed in the Meridian Pathwarys Master Flan, Chapter 3, page 3-5. All other fenoe details per UDC 11-
IA-T.

6. Project developer shall be responsiile for ohizining lioemnse ag and other permission(s o reguined

e

7. Should any disorepancy mist between these oonditions of approval and the requirements of the irmgation
district, the developer shall work with Pathways Project Manager to achiewe a pathway design that mesks
both City and irrigation district objectives. City requirernents 2= stated shall not (nor are they inkended o)
owerride those of the irrigation district haying jurisdiction ower the project ans.

Bew. o,

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
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D. Ada County Highway District (ACHD)

iy ety Condicl, Preplrbesnd

A& Plchssing, Vice- President

et Casaithorpes, Core s ones

o - Dt Bebicieli narsary, (o st sl cons
W % Milssor, Cosv

Cate: Felwuary 24, 2026

Toe Emnily Muelber
Saff Contact:  Karaleigh Troyer, Planner
Project Description:  Morth Mercdian Fields

Trip Ceneration: Trip generation will be deterrnined as part of a future developrment
applicant, based on elther the institute of Transporation Engineers Trip Generation
Manual, 127 edition or the traffic impact study.

Traffic iImpact Study

Is Transit Available?

*Comments  The tables above list the existing conditions of the surrounding
roadways without the proposed development as this application is for annexation
and rezene only. With a future development application, this surmmary will be
updated to reflect the development and its impact,

connecting you to more

dcla County Higheey Desinc - SHCO M Feskr e - Bohe, 10 - G371 - BH J08- 3078500 - B 3a5- N80 - wesnicikisbaong

Y. FINDINGS
A. Annexation (UDC 11-5B-3E)

Upon recommendation from the commission, the council shall make a full investigation and shall,
at the public hearing, review the application. In order to grant an annexation and/or rezone, the
council shall make the following findings:

A. The map amendment complies with the applicable provisions of the comprehensive plan;
The Community Development and Public Works Directors made a determination that since
the city is installing a sewer trunkline in McMillan Road and this property is contiguous to
city limits, that we can annex the property. The subject development will not be able to apply

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
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for further applications or do any development until sewer is available at the site or the
applicant is actively extending sewer to the site. As a result, the City Council finds the
proposed map amendment complies with the comprehensive plan designations of Mixed-Use
Interchange and Medium Density Residential. The applicant will be required to come back at
a later time with a development agreement modification and preliminary plat to show
conformance with the comprehensive plan design elements.

B. The map amendment complies with the regulations outlined for the proposed district,
specifically the purpose statement;
The City Council finds the proposed map amendment complies with purpose statements for
the Mixed-Use Interchange and Medium Density Residential designations. The Mixed-Use
Interchange designation is meant to have low traffic generating uses which is why the C-N
zoning with the further restriction of uses such as drive throughs, and gas stations is
compatible with the FLUM designation. In addition, while the applicant has not provided a
plat with a density for the residential portion of the site, they are requesting the R-8 zoning
district which is our medium density zoning designation.

C. The map amendment shall not be materially detrimental to the public health, safety, and
welfare;

The City Council finds the proposed map amendment should not be detrimental to the public
health, safety and welfare as the proposed uses will be compatible with the current and future
uses in the area.

D. The map amendment shall not result in an adverse impact upon the delivery of services by
any political subdivision providing public services within the city including, but not limited
to, school districts; and

The Community Development Director made a determination to allow for development to be
annexed when sewer extensions are in progress. As a result, the City Council finds that the
proposed zoning amendment will not result in any adverse impact upon the delivery of services
by any political subdivision providing services to this site.

E. The annexation (as applicable) is in the best interest of city.

The City Council finds the proposed annexation is in the best interest of the City.

VI. ACTION
A. Staff:

Staff recommends approval of the proposed annexation with the requirement of a Development
Agreement per the provisions in Section IX in accord with the Findings in Section X.

B. Commission:
The Meridian Planning & Zoning Commission heard these items on March 19", 2026. At the
public hearing, the Commission moved to recommend approval of the subject annexation request.
1. Summary of Commission public hearing:
In favor: Emily Mueller
In opposition: Darcy Hart
Commenting: None
Written testimony: None
Staff presenting application: Nick Napoli

© |0 |o @
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f.  Other Staff commenting on application: Bill Parsons

Key issue(s) of public testimony:

a. Darcy Hart: Concerns regarding the lack of detail provided with the application, no traffic
impact study, density being too high, and design not adhering to the Fields Sub Area Plan

Key issue(s) of discussion by Commission:

a. - The amount of detail that was provided with the application was the primary discussion
from Commission. However, with the director determination from the Community
Development and Public Works directors, the Commission felt comfortable moving
forward with an approval.

- Whether a development agreement modification should be required with future
submittals was another topic of discussion. The commission agreed with staff that a
development agreement modification to prove up on design standards, density, and mixed
use standards should be required with the future preliminary plat application.

- In addition, the Commission discussed the restrictions on Drive Throughs and ultimately
decided to recommend a change to the staff report to allow for Tier 1 drive throughs.

Commission change(s) to Staff recommendation:

a. The Commission amended provision C of the Development Agreement to allow for Tier 1
drive throughs.

Outstanding issue(s) for City Council:

a. - Timing of the development in relation to sewer services.

- Whether a development agreement modification should be required prior to any future

development.

b

[

|~

|&n

C. City Council:
The Meridian City Council heard these items on April 14" 2026. At the public hearing, the Council

moved to approve the subject annexation request.
1. Summary of the City Council public hearing:
In favor: Emily Mueller
In opposition: Josh [.eonard
Written testimony: None
Staff presenting application: Nick Napoli
Other Staff commenting on application: Bill Parsons, Dave Miles, Bill Nary

ey issue(s) of public testimony:

Josh Leonard: Concerns over lack of details provided with the plan that was submitted, not
opposed to the application but feels it is not the right time.

Key issue(s) of discussion by City Council:

a. Initially City Council had significant concerns with the lack of details provided with the
annexation request. In addition, there were concerns about the growth pattern, school
capacities, and road infrastructure. However, after discussion with the applicant and staff,
the city council learned that it is possible that properties that are not contiguous to city limits
in the Fields Sub Area Plan may decide to be serviced by Star Water and Sewer District and
develop in the county. The council determined that the risk of not having these properties
annexed and serviced by the new Can Ada lift station was more significant than they
originally thought. As a result, the City council determined they were in support of the
project with the requirements in the development agreement that specifically call out the
requirement for a future development agreement modification and that the property cannot

(e = e

b
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submit any additional applications until sewer is readily available or being made readily
available by the applicant.

4. City Council change(s) to Commission recommendation:

a. None

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
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VII. EXHIBITS

A. Project Area Maps
(link to Project Overview)

A. Aerial

Legend

() Project Location
v=+ Area of Impact
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B. Zoning Map

Legend

[ Project Location
r= 2 Area of Impact

o Analysis
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C. Future Land Use
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D. Planned Development Map

Legend

[ Project Location
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B. Subject Site Photos
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C. Service Accessibility Report

PARCEL S0429120006 SERVICE ACCESSIBILITY

Overall Score: 0

1st Percentile

Location

Extension Sewer
Floodplain

Emergency Services Fire
Emergency Services Police
Pathways

Transit

Arterial Road Buildout Status

School Walking Proximity

School Drivability

Park Walkability

Within 1/2 mile of City Limits YELLOW

Trunkshed mains > 2,000 ft. from parcel

Either not within the 100 yr floodplain or > 2 acres

Response time 5-9 min. YELLOW

Reporting District does not have enough data to report
results

Within 1/4 mile of future pathways YELLOW

Mot within 1/4 of current or future transit route

Ultimate configuration (# of lanes in master streets
plan) > existing (# of lanes) & road IS NOT in 5 yr work
plan

From 1/2 to 1 mile walking YELLOW

Either a High School or College within 2 miles OR a
Middle or Elementary School within 1 mile driving
(existing or future)

No park within walking distance by park type
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D. Concept Plan (date: 1/16/2026)

I

L
47,00 ACRES
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i
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E. Building Elevations (date: 1/16/2026)

\ North Meridian Building Design

Commercial Building Design

Materials

Fiber-cement siding (smooth & board-and-batten)
Stuceo (tan, buff, white).

Split-face CMU (buff, tan, or gray).

Corrugated metal (galvanized or muted color).
Thin stone veneer (neutral tones).

Wood-look composite (soffits, accents).

Exposed steel (awnings, trellises).

=

Color Palette

LI B B BN A AN

Buildings should incorporate a minimum of one
Base and Accent Tone:

= Base tones: tan, buff, muted sage, light gray.
= Accenttones: sage, brick, charcoal.
= Wood tones: Warm medium stain.

Single Family

Architectural Character. Single family homes
will reflect a Modern Farmhouse style,
characterized by clean architectural lines,
gable and shed roof forms, and a balanced
combination of traditional and contemporary
materials.

Materials and Colors. Exterior elevations will
incorporate elements such as horizontal lap
siding, board and batten accents, and simple
trim details to create visual interest while
maintaining a cohesive streetscape. Neutral
color palettes with contrasting tones will
enhance the architectural form and

complement surrounding development.

Fencing. &' clear vision iron fence, or 6’ closed )
Vision vinyl fence Conceptual
Elevations
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North Meridian Pathways

Pathway Design Standards

The Project will feature a comprehensive pathway system
designed to integrate with the City of Meridian’s existing pathway —— vt
network. The internal circulation system establishes clear, %
connected routes between residential neighborhoods,
commercial centers, and community open spaces, creating a
safe and convenient alternative to vehicular travel.

Two primary pathway types are proposed throughout the
development, which shall be constructed in accordance with the
following standards:

* Macro Pathways. Macro pathways will serve as the primary
circulation routes and will be constructed as 10-foot-wide
multi-use paths. Where these pathways run adjacent to
public roadways, they will be separated from the curb by a
lawn parkstrip, providing both a comfortable buffer for
pedestrians and cyclists and an enhanced landscaped edge
consistent with Meridian's streetscape objectives.

Conceptual

* Micro Pathways. Micropathways will function as secondary
neighborhood connectors and will range from 5to 8 feet in
width, depending on context.
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F. Annexation Legal Description & Exhibit Map

Descriplsan far
Annexation
February 20, 2026

& portion of the Northeast 1/4 of Section 28, Township 4 North, Ranga 1 West
Enise Maridian, Ada County, ldaho. mone partcularly described as follows:

Commencing ai the 1/4 corner commaon to Sections 20 and 29, T.4M. RL1W.,
B .M. from which the Seclion corner common to Sections 20, 21, 28 and 29, T 4N
R AW, BM, bears South BS*15'11" East, 2857 24 feet thence on the north boundary
line of said Section 29, Sauth 89°15'11" East, T03.00 feef fo the POINT OF
BEGINHING.

thence continuing, South B8°15711" East, 625,49 feet o the East 1716 comer
common lo sald Sections 20 and 29

thence keaving said narth boundary ling, Soulh DD*55'39° Weat, 1,318 70 feal 1o
the Marthesat 1/18 corner of said Section 29,

thenca an the north boundary line of the Soultheast 1/4 of the Northeast 1/4 of
said Secton 20, South 89*18'517 East, 25.00 feet fo the centeding of N. Ersatz Place

tmence b=aving said north boundary line on sald centerine. being parallel wih
and 2500 fesl east of the wesl boundary ne of lhe Soulheas! 104 of the Northeas! 174
of said SBecton 29, South D)755'397 Wesd, 1,218 7§ feet to the south boundary line of
tha Southeast 1/4 of the Mortheast 154 of said Section 28;

fhanee leaving said cerderine on said south Boundary ling, Morth 82722731
‘Wiast 25.00 fest to the Cantar-East 1716 comer of said Section 24

Ihence leaving said south boundary ling, Nordh B2722'371" West, 1,325 05 fest 1o
the Canter 144 cormer of said Section 249;

thence on the nofh-soulh centering of said Section 29, North DD"S1'09™ East
2,090 3% feat;

thence leaving saéd norh-south centerling, South B8"1511" East, T03.00 feet
thence Morth D0"51°08° East, 546 00 feet to the POINT OF BEGINNING
GContaining 72.201 acres, more of less.

End of Description
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Dezcription for
C-N Zone
January 22, 2026

A portion of the Northwest 1/4 of the Northeast 1/4 of Section 29, Township 4
Morth, Range 1 West, Boise Mendian, Ada County, Idaho, more particularly described
as follows

Commancing at the 1/4 corner common to Sections 20 and 29, T4AN. R.1W.,
B.M. from which the Section cormer common to Sections 20, 21, 28 and 28, T 4N,
R.1W., B.M., bears South B8°1511" East, 2657 .24 feet; thence on the north boundary
line of said Section 28, South 85°15'11" East, 703.00 feet to the POINT OF
BEGINNING:;

thence continuing, South BS°15'11" East, 625 .49 feet to the East 1/16 comer
commaon to said Sections 20 and 28,

thence leaving said north boundary line an the east boundary line of the
Morthvwest 1/4 of the Mortheast 1/4 of said Section 28, South 00°55'39° Wast, 1,066.34
feat;

thence leaving said east boundary line, Morth B9*08'51" West, 1,327.09 feet to
the north-south centerline of said Section 29;

thence on said north-south centerine, North 00°51'09" East, 517,89 fest,

thence leaving said north-south centerline, South 89°15'11" East, 703.00 feet,

thence Morth 00°51'09" East, 54600 feet to the POINT OF BEGINNING.
Containing 23.855 acres, more or less.

End of Description,

Page 1 of 1
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Description for
R-8 Zone
January 22, 2026

A partion of the West 1/2 of the Northeast 1/4 of Section 29, Township 4 MNorth,
Range 1 West, Boise Merndian, Ada County, ldaho, more paricularly described as
follows:

Commencing at the 1/4 cormer common to Sections 20 and 28, T4N. RAW,,
B.M. from which the Section comer common to Sections 20, 21, 28 and 29, T4M.
R.1W., B.M., bears South B8°1511" East, 2657 .24 feet; thence on the north-south
centerline of said Section 29, South 00°51'09" West, 1,063.89 feet to the POINT OF
BEGIMNNING;

therce leaving said north-south centerline, South 89°08'51" East, 1,327.09 feet
to the east boundary line of the West 142 of the Northeast 1/4 of said Section 29;

thence on said east boundary line, South 00°55'39" West, 1,567.23 feet to the
Center-East 116 corner of said Section 28,

thence Morth 89°22'31" West, 1,325 05 feet to the Center 1/4 corner of said
Section 29;

thence on the north-south cantedine of said Sechion 29, Narth 00°51'08" East,
1,572.50 feet to the POINT OF BEGINNING.

Containing 47,790 acres, more or less.

End of Description.

Page 1 of 1
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VIII. ADDITIONAL NOTES & DETAILS FOR STAFF REPORT MAPS, TABLES, AND CHARTS
(link to Community Metrics)
A. One-Mile Radius Existing Condition Notes

This data is automatically derived from enterprise application and GIS databases, and exported
dynamically. Date retrieved notes generally reflect data acquired or processed within the last 30-
days. Analysis is based on a one-mile radius from the centroid of the identified parcel. Parcel
based data excludes certain properties and represents land as it exists now. Properties considered
are only those with a total assessed value greater than 0 (i.e. excludes most HOA area, transitional
development, government, and quasi government facilities). The following values also constrain
included property acreage to reduce outliers and non-conforming instances from distorting
averages: R-2 <5.0; R-4 <2.0; R-8§ < 1.0; R-15 <0.5; R-40 < 0.25.

Conditional Use Permits and Preliminary plat data likely include duplicate project submittals as
they may be for the same project, approved at different times through multiple application types.
Consider each independently or review prior application approvals. Some approved entitlements,
and particularly older ones, may be constructed.

Decennial population counts and household counts are based on the most recent Decennial
Census. Current population and current household values are COMPASS estimates, usually for
the year previous, and are based on traffic analysis zone boundaries (TAZ’s).

B. Mixed Use Analysis Notes

This data is derived from enterprise application and GIS databases, and exported dynamically.
Data considered for analysis are only those areas overlapping the overall Mixed Use boundary
area. Mixed Use areas across arterial roadways are distinct, separate, and not considered as they
do not meet the mixed use principles in the Comprehensive Plan (e.g. pedestrian safety,
transportation efficiency, etc.). Mixed Use parcel areas may be greater or smaller than the future
land use area designation boundary due parcel size, configuration, right-of-way, and other factors.
Conditional Use Permits and Preliminary plat data likely include duplicate project submittals as
they may be for the same project, approved at different times through multiple application types.
Consider each independently or review prior application approvals.

C. Service Assessment Notes

This data represents existing conditions derived from our enterprise application and GIS database,
exported through dynamic reporting. The system references the most recent available data from
various sources, including sewer main lines, sewer trunksheds, floodplain, fire service areas and
response times, police crime reporting, pathway information, existing and planned transit,
roadway improvements, school and park proximity, and other resources.

The tool provides context for project review, using multiple indicators consistently. Data from
similar topics may vary based on different levels of review.

The overall score is based on weighted criteria (not a ranked order), and the percentile score
compares the parcel to others in the city (higher is better). This tool was developed as a City
Council priority and outcome of the 2019 Comprehensive Plan. Scores, whether high or low, are
just one data point and should not be the sole basis for decisions.

D. ACHD Roadway Infographic Notes

The Ada County Highway District utilizes a number of planning and analysis tools to understand
existing and future roadway conditions.

e [Existing Level of service (LOS). LOS indicator is a common metric to consider a
driver’s experience with a letter ranking from A to F. Letter A represents free flow
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conditions, and on the other end Level F represents forced flow with stop and go
conditions. These conditions usually represent peak hour driver experience. ACHD
considers Level D, stable flow, to be acceptable. The LOS does not represent conditions
for bikes or pedestrians, nor indicate whether improvements: are possible; if there are
acceptable tradeoffs; or if there is a reasonable cost-benefit.

e Integrated Five Year Work Plan (IFYWP). The IFY WP marker (yes/no) indicates
whether the specified roadway is listed in the next 5-years. This work may vary, from
concept design to construction.

e Capital Improvement Plan (CIP). The CIP marker (yes/no) indicates whether the
specified roadway is programmed for improvement in the next 20-years.
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