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HEARING 
DATE: 

5/28/2026 

 

TO: Planning & Zoning Commission 

FROM: Sonya Allen, Associate Planner 

208-884-5533 

sallen@meridiancity.org 

APPLICANT:  Benjamin Semple 

SUBJECT: Starling Ridge Subdivision 

H-2026-0009 

LOCATION: Generally located 1/2 mile south of E. 
Lake Hazel Rd., on the east side of S. 
Eagle Rd. in the SW 1/4 of Section 4, 
T.2N, R.1E.  

 

 PROJECT OVERVIEW 

A. Summary 

Annexation of 61.34 acres of land with R-4 (25.62 acres) and R-8 (35.72 acres) zoning districts; 
and preliminary plat consisting of 211 building lots and 26 common lots on 60.43 acres of land in 
the proposed R-4 and R-8 zoning districts. 

B. Issues/Waivers 

- The applicant has provided building elevations; however, they would like additional 

flexibility for the building elevations in the Development Agreement due to uncertainty 

around which builders will be building in the proposed development.   

- Block 11 along the Farr Lateral requires a City Council Waiver as the block exceeds 

1,000 feet.  

- A City Council waiver is requested to keep the Farr Lateral open. 

- A City Council waiver is requested for access to Eagle Road labeled E. Via Roberto 

Drive. However, staff is recommending that E. Via Roberto Drive be the access that 

remains open and E. Vantage Point Lane be closed. 

- This project is serviced by Kuna School District. Currently, Fremont Middle School and 

KHS/SFHS High School are both over capacity.   

- Sewer is currently not available at the site and won’t be made available until the 

adjacent development to the west (Reville Ridge) of S. Eagle Road extends it from the 

western edge of Discovery Park and their development to Eagle Road. Currently, sewer 

is approximately ¾ of a mile away, however, engineering plans have been submitted for 

the extension to this development but timing of sewer being available is unknown and is 

a concern from staff and the City Engineer.  

COMMUNITY DEVELOPMENT 

DEPARTMENT REPORT 
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- Approximately half of the open space for the development is located on the east side of 

the Farr Lateral. Staff has concerns about the placement of this open space as it is not 

easily accessible and is not well connected throughout the development. Staff is asking 

the Planning and Zoning Commission and City Council to carefully consider whether 

the open space location is appropriate.  

- The overall gross density is 3.49 dwelling units per acre, which is at the maximum 

density permitted within the Low Density Residential (LDR) designation. However, the 

applicant included approximately five (5) acres of open space on the east side of the 

Farr Lateral which is not easily accessible for residents to use. When excluding these 

five (5) acres from the density calculations the overall density comes out to 3.81 units 

per acre. This over the allowed density in the LDR FLUM designation. In addition, it 

does not meet the comprehensive plans vision for the LDR FLUM designation of larger 

estate style lots.  

- The proposed subdivision does not meet the fire code for secondary access. 2018 IFC, 

Section D107.2. Remoteness. is not being met and shall be revised to meet this 

requirement. An alternative to this would be to fire sprinkler all of the homes within the 

subdivision.  

C. Recommendation 

Staff: Approval with a Development Agreement and Conditions.  

Planning and Zoning Commission: Pending 

D. Decision 

City Council: Pending 

E. Table of Contents 

Community Metrics……………………………………………………………………    II 

Staff Analysis………………………………………………………………………….    III 

City/Agency Comments and Conditions………………………………………………    IV 

Findings………………………………………………………………………………..    V 

Action………………………………………………………………………………….    VI 

Exhibits………………………………………………………………………………..    VII 

 

 COMMUNITY METRICS 

Table 1: Land Use  

Description Details Map Ref. 

Existing Land Use(s) Agriculture - 
Proposed Land Use(s) Residential - 
Existing Zoning RUT in Ada County VII.A.2 
Proposed Zoning R-4 and R-8 Zoning  
Adopted FLUM Designation Low Density Residential  VII.A.3 

Table 2: Project Overview 

Description Details 

History  N/A 
Phasing Plan 6 Phases 
Residential Units 211 Single Family Detached Units 
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Description Details 

Open Space 9.31 Acres; 15,4% 
Amenities Required 12 Points; Provided 14 Points. 4 pet waste stations, 2 outdoor fire 

pits, playground, unpaved sports court, bocce ball court, bicycle repair 
station, and pathways.  

Physical Features Farr Lateral 
Acreage 60.43 acres 
Lots 211 Buildable Lots and 26 Common Lots 
Lot Sizes Average Lot Size: 5,478 square feet 
Density Gross: 3.49 units per acre; Net: 6.69 units per acre 

Table 3: Process Facts 

Description Details 

Preapplication Meeting date 10/10/2025 
Neighborhood Meeting 12/1/2025 
Site posting date 5/18/2026 

 

Table 4: Agency Comments 

Agency / Element Description / Issue Reference 

Ada County Highway District  IV.F 
• Comments Received Yes; Staff Report - 

• Commission Action Required No - 

• Access Eagle Road: Arterial Roadway - 

• Traffic Level of Service  Better than “E” - 
ITD Comments Received Yes; No Comment - 
Meridian Public Works Wastewater   IV.B 

• Distance to Mainline Sewer is not Available to the site but is actively being 
brought to the site.  

 

• Impacts or Concerns Yes; See Public Works Site Specific Conditions  
Meridian Public Works Water   IV.B 

• Distance to Mainline Available at Site  

• Impacts or Concerns No  

 

NOTE: SEE SECTION 0.  
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City/Agency Comments & Conditions for comments received or see the public record. Paste the 
following link into your browser to access the public record: 
https://weblink.meridiancity.org/WebLink/Browse.aspx?id=430475&dbid=0&repo=MeridianCity 
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Figure 1: One-Mile Radius Existing Condition Metrics 

 

 

Notes: See VIII. Additional Notes & Details for Staff Report Maps, Tables, and Charts. 
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Figure 2: ACHD Summary Metrics 

 

Notes: See VIII. Additional Notes & Details for Staff Report Maps, Tables, and Charts. 
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 STAFF ANALYSIS 

Comprehensive Plan and Unified Development Code (UDC) 

A. General Overview and History 

The subject development is designated as Low Density Residential (LDR) on the Future Land 
Use Map (FLUM). 

The LDR allows for the development of single-family homes on large and estate lots at gross 
densities of three (3) dwelling units or less per acre. These areas often transition between existing 
rural residential and urban properties. Developments need to respect agricultural heritage and 
resources, recognize view sheds and open spaces, and maintain or improve the overall 
atmosphere of the area. The use of open spaces, parks, trails, and other appropriate means should 
enhance the character of the area. Density bonuses may be considered with the provision of 
additional public amenities such as a park, school, or land dedicated for public services. 

The proposed single-family residential use is consistent with the recommended uses outlined in 
the Future Land Use Map (FLUM) designation. The development includes two zoning districts: 
approximately 25.62 acres zoned R-4 and 35.72 acres zoned R-8. The project proposes a total of 
211 buildable lots and 26 common lots. The overall gross density is 3.49 dwelling units per acre, 
which is at the maximum density permitted within the Low Density Residential (LDR) 
designation. The applicant is proposing approximately 9.31 acres of open space throughout the 
development. However, the applicant included approximately five (5) acres of open space on the 
east side of the Farr Lateral which is not easily accessible for residents to use and will require 
residents to walk to E. Vantage Point Drive to access this area. 

It is important to note that during the pre-application meeting, staff and the applicant discussed 
removing the large open space area from the density calculation so staff could more accurately 
evaluate the project density. Additionally, staff recommended the project be annexed with both 
R-4 and R-2 zoning designations to better align with the Comprehensive Plan. Therefore, staff 
recommended the applicant modify the plan to incorporate R-2 lots along the eastern boundary of 
the site and more R-4 lots to provide a better balance of larger estate style lots. 

The applicant did not provide calculations showing the density without the large approximately 
five (5) acre open space, however; staff calculated did this calculation and the overall density 
comes out to 3.81 units per acre and open space falls below 10%. This over the allowed density in 
the LDR FLUM designation and under the UDC requirement for qualified open space. 

Staff is asking the Planning and Zoning Commission and City Council to carefully evaluate 

whether this is adequate due to limited access to a significant portion of qualified open 

space. 

In addition, at the preapplication meeting held on October 10th, 2025 staff relayed concerns 
regarding the density, placement of the open space, and ability to meet the LDR description in the 
comprehensive plan. As a result, staff is recommending the following changes to the 

preliminary plat to be addressed 15 days prior to the City Council hearing: 

- Modify Lots 14-23, 25-30,32-34, Bock 11 to the R-2 Zoning district to provide larger 

estate style lots along the Farr Lateral. 

- Modify Lots 18-29, Block 4 to the R-4 zoning to provide a better transition of the Ada 

County parcels to the south.  

- Modify Lots 2-7, Block 13 and Lots 8-11, 13-15, Block 12 to the R-4 zoning to provide a 

one (1) to one (1) transition to the proposed R-4 properties to the east.  

- Remove Lots 2-4, Block 14 to incorporate additional open space west of the Farr 

Lateral. 
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Staff and the City Engineer have additional concerns about sewer not being available to the 

site. Currently, the subject development is dependent on the adjacent development to the 

west of S. Eagle Road (Reville Ridge) for sewer. This requires the adjacent developer to pull 

sewer through Discovery Park and Reville Ridge stubbing to Eagle Road before this 

development will have sewer available. Currently Reville Ridge has engineering drawings in 

review for this extension but the timeline for this is not clear.  

In addition, the Meridian Fire Department provided comments to staff that the subdivision 

does not meet fire code requirements for secondary access. 2018 IFC, Section D107.2. 

Remoteness. is not being met and shall be revised to meet this requirement 15 days prior to 

City Council. An alternative to this would be to fire sprinkler all of the homes within the 

subdivision. 

The applicant has indicated they plan to phase the development into six (6) different phases. 
However, the phasing plan shall be revised to incorporate the main open space (Lot 7, Block 1) 
with Phase one (1) of the development. Based on these factors and with the recommended 
changes presented above, staff finds that the proposed preliminary plat and R-2, R-4, and R-8 
zoning districts are generally consistent with the Future Land Use Map designation of Low 
Density Residential. 

The City may require a development agreement (DA) in conjunction with an annexation pursuant 
to Idaho Code section 67-6511A. In order to ensure the site develops as proposed with this 
application, staff recommends a DA as a provision of annexation with the provisions included in 
Section IV. The DA is required to be signed by the property owner(s)/developer and returned to 
the City within 6 months of the Council granting the annexation for approval by City Council and 
subsequent recordation. 

B. Comprehensive Plan Policies 

Comprehensive Plan Policy:  Analysis:  

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

The proposed single-family detached 
dwellings with the recommended changes 
above will provide a mix of lot sizes and 
housing types to meet the needs, preferences 
and financial capabilities of present and future 
residents in the City as desired. 

“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.” (3.03.03F) 

City water and sewer service is available and 
can be extended by the developer with 
development in accord with UDC 11-3A-21.   

“Require all new development to create a site 
design compatible with surrounding uses 
through buffering, screening, transitional 
densities, and other best site design practices.” 
(3.07.01A) 

The LDR designation calls for larger estate 
style lots which are provided on the eastern 
third of the site. However, staff is 
recommending a further transition to the Ada 
County Subdivision to the east and south of 
the development which will result in the loss 
of approximately 20 lots. The recommended 
changes as noted above.  
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“Require pedestrian access in all new 
development to link subdivisions together and 
promote neighborhood connectivity.” 
(2.02.01D) 

A 10’ wide multi-use pathway is proposed 
through the site from the south to the north 
boundary along the Farr Lateral. Other micro 
paths and internal pathways are proposed for 
pedestrian connectivity within the 
development. 

“Reduce the number of existing access points 
onto arterial streets by using methods such as 
cross-access agreements, access management, 
and frontage/backage roads, and promoting 
local and collector street connectivity.” 
(6.01.02B) 

There is currently one (1) access driveway via 
S. Eagle Rd. for this property, which will be 
remain for an existing access to the Ada 
County Subdivision to the east. The applicant 
is proposing an additional access to Eagle 
Road while also tying into the existing road to 
the north and stubbing to the south. Staff is 
not supportive of two (2) access points to 
Eagle Road and is recommending that Via 
Roberto be the primary access and Vantage 
Point be closed off as emergency access only. 
The applicant is requesting a City Council 
waiver to keep both access points.  

“Require urban infrastructure be provided for 
all new developments, including curb and 
gutter, sidewalks, water and sewer utilities.” 

(3.03.03G) 

Currently, sewer services are not available at 
the site and are approximately ¾ of a mile 
west of the site. An approved development 
across Eagle Road is currently working on 
engineering plans to pull this sewer to Eagle 
Road for this development to use; however, 
timing of this extension is uncertain. The City 
Engineer has indicated this is a concern as the 
subject development does not control when 
sewer will be made available, which could 
result in an annexed property that the city 
cannot serve.  

“Establish and maintain levels of service for 
public facilities and services, including water, 
sewer, police, transportation, schools, fire, and 
parks.” 

(3.02.01G) 

The subject development has acceptable 
levels of service for water, transportation, 
parks, police, and fire; however, there is 
concern with maintaining levels of service for 
both sewer and schools. As noted above, 
sewer is not available at the site and is reliant 
on an adjacent developer to extend sewer 
approximately ¾ of a mile before it will be 
available. In addition, staff received a letter 
from Kuna School District which states 
Fremont Middle School and KHS/SFHS High 
School are both over capacity. Staff is asking 
the Planning and Zoning Commission and 
City Council to carefully consider whether 
timing of the annexation in relation to these 
services is in the best interest of the city.  
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C. Site Development and Use Analysis 

1. Existing Structures/Site Improvements (UDC 11-1): 

The site currently is used as a sod farm and has no permanent structures on it. However, any 
wells and sceptic systems on the subject properties shall be abandoned prior to City 
Engineers signature of the plat.  

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

The applicant is proposing single-family detached homes (211 lots), which are listed as a 
principal permitted use in UDC Table 11-2A-5 and 11-2A-6 for the R-4 and R-8 zoning 
districts. 
 
However, as mentioned above, the Comprehensive Plan designates the Low Density 
Residential designation as large estate style lots that provide a transition between existing 
rural residential and urban properties. As a result, staff is recommending the following 
changes to provide larger lots and provide transitions to rural county properties to the east and 
south:  

- Modify Lots 14-23, 25-30,32-34, Bock 11 to the R-2 Zoning district to provide larger 

estate style lots along the Farr Lateral.  
- Modify Lots 18-29, Block 4 to the R-4 zoning to provide a better transition of the Ada 

County parcels to the south.  
- Modify Lots 2-7, Block 13 and Lots 8-11, 13-15, Block 12 to the R-4 zoning to provide a 

one (1) to one (1) transition to the proposed R-4 properties to the east.  
- Remove Lots 2-4, Block 14 to incorporate additional open space west of the Farr 

Lateral. 

- Move Lot 27, Block 12 to align with the proposed traffic calming and have it include a 

10-foot multi-use pathway as indicated on the path master’s plan. Extend the 10-foot 

multi-use pathway through the east side of Lots 5 and 11, Block 15 to connect the 

pathway with the pathway in Lot 24, Block 11. 

 
With these recommended changes staff finds the proposed subdivision to meet the Low 

Density Residential comprehensive plan policy and will bring the overall density of the 

project closer to the true three (3) units an acre envisioned in the Comprehensive Plan.  

3. Dimensional Standards (UDC 11-2): 

The proposed plat and subsequent development are required to comply with the dimensional 
standards listed in UDC Tables 11-2A-5 and 11-2A-6 for the R-4 and R-8 zoning districts. 
The proposed plat complies with the dimensional standards of the R-4 and R-8 zoning 

districts. If the City Council approves the development with the recommended changes listed 

above, the applicant shall comply with the dimensional standards for the R-2, R-4, and R-8 

zoning districts.  
 

D. Design Standards Analysis 

1. Qualified Open Space & Amenities (UDC 11-3G): 
UDC Requirement Proposed/Analysis 

Open Space: 15% for the 
R-8 Zoning 

9.31 Acres; 15.4% 

Amenities: 1 Point for 
every 5 acres of gross 
land area and multiple 

Quality of Life Amenities:  
- 4 Pet Waste Stations (2 points) 
- 2 Outdoor Fire Ring (2 points) 

Recreation Activity Area Amenities:  
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UDC Requirement Proposed/Analysis 

amenities from each 
category are required 

- Playground (3 points) 
- Sports Court, Unpaved (2 points) 
- Bocce Ball Court (2 points) 

Pedestrian or Bicycle Circulation System Amenities:  
- Multi-Use Pathway aligned with Farr Lateral 

(2 points) 
- Pathway aligned with Farr Lateral (1 point) 
- Pathway aligned with linear open space (1 

point) 
Multi-Modal Amenities: 

- Bicycle Repair Station (1 point) 
 
Total points: 14 points 

   
The proposed open space and site amenities exceed the requirements in the UDC.  
However, it is important to note that the applicant is proposing approximately 5 acres or 50% of the 
qualified open space on the east side of the Farr  Lateral which will require residents to walk to E. 
Vantage Point Drive to access this area. In addition, the applicant is proposing the open space on the east 
side of the Farr Lateral to be “passive” open space. This means it will not have recreational activities 
other than walking paths to provide a buffer to the existing residents in the existing Vantage Point 
Subdivision. The applicant worked with the HOA to ensure there will not be any structures, courts, 
playgrounds, etc. in this space. Staff is asking the Planning and Zoning Commission and City Council 

to carefully evaluate whether this is adequate due to limited access to a significant portion of 

qualified open space.  

2. Landscaping (UDC 11-3B): 

i. Landscape buffers along streets       
UDC Requirement Proposed/Analysis 

Arterial Road: 25 Feet The applicant did not specify the width of the landscape 
buffer. However, it appears to be 25 feet in width. In 
addition, the landscaping does not appear to meet the 70% 
vegetation coverage requirement. These shall be revised 
with the final plat. 

Local Road: 10 Feet The applicant did not specify the width of the landscape 
buffer. However, it appears to exceed the 10 feet required 
along the local road on the north portion of the site.  

 

ii. Tree preservation 

Per UDC 11-3B-10, 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). 

The applicant shall provide mitigation calculations with submittal of the final plat if any 

trees are being removed from the property. 

iii. Storm integration 

An adequate storm drainage system shall be 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. 
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iv. Pathway landscaping 

Landscaping is required to be provided along all pathways per the standards listed in 
UDC 11-3B-12C.  

A minimum of ten (10) feet of landscaping is required along pathways with no less than 

two (2) feet on any one side. In addition, a mix of trees, shrubs, lawn, and other 

vegetative ground cover shall be provided with a tree every 100 linear feet of pathway. 

The applicant does not meet the pathway landscaping requirements and shall revise their 

site and landscape plan to reflect compliance with these standards. 

If the irrigation district does not allow for the applicant to plant vegetation in their 

easement, the applicant shall revise their plat to allow for an additional five (5) feet 

outside of the easement for the required vegetation.  

3. Parking (UDC 11-3C): 

i. Residential parking analysis 

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

4. Building Elevations (Architectural Standards Manual): 

The applicant has provided nine (9) conceptual building elevations for the proposed 
subdivision as shown in Section VII.G. The proposed housing products throughout the 
development are single-family detached units featuring a variety of regionally appropriate 
designs. This includes single story and two (2) story designs with varying garage sizes and 
materials.  
The applicant has indicated that they intend to sell lots in the subdivision to different builders 
and are asking for flexibility regarding the proposed elevations in the future. Staff has 
apprehension towards this approach as elevations submitted with the annexation process are 
tied to the development through the development agreement. Staff is asking the Planning 

and Zoning Commission and City Council to carefully evaluate whether allowing 

additional flexibility in building elevations for this development is appropriate.  

Homes on lots that abut S. Eagle Road, an arterial street, will be highly visible; therefore, the 
rear and/or side of structures on these lots (i.e. Lots 7, 9-11, 13-16, and 18, Block 4; Lots 7, 
9-13, Block 3) should incorporate articulation through changes in two or more of the 
following: modulation (e.g. projections, recesses, step-backs, pop-outs), bays, banding, 
porches, balconies, material types, or other integrated architectural elements to break up 
monotonous wall planes and roof lines that are visible from the subject public street. Single-
story and existing structures are exempt from this requirement. 

 

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

All fencing is required to comply with the standards listed in UDC 11-3A-6C and 11-3A-7, as 
applicable. The landscape plan depicts a six (6) foot fence with a four (4) foot tall vinyl 
section and a two (2) foot section of open vision paneling. 

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

An 8’ wide parkway is required along S. Eagle Road planted with vegetation coverage per 
11-3A-17E.  
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E. Transportation Analysis 

1. Access (UDC 11-3A-3, UDC 11-3H-4): 

Two (2) public streets, E. Via Roberto Drive and E. Vantage Point Drive, are proposed for 
access via S. Eagle Rd. Staff relayed to the applicant at the preapplication stage that we 
would not be supportive of two (2) access points to Eagle Road. It is important to note that E. 
Vantage Point Lane is currently a private street in Ada County, and the applicant is proposing 
to convert it to a local street. Staff is supportive of the access point at E. Via Roberto Drive as 
it aligns with the Future Collector Street on the west side of S. Eagle Road. Staff is 
recommending the access point at E. Vantage Point Drive be restricted to emergency access 
only where it connects with S. Eagle Road. UDC 11-3A-3 requires access points to be limited 
along Collector and Arterial Roadways.  
 

ACHD’s staff report discusses the access points not meeting the offset requirements for local 
streets intersecting a principal arterial roadway. However, since Vantage Point Lane exists as 
a private street that serves both Vantage Point Subdivision and Sky Break Subdivision, 
ACHD staff is supportive of having both access points to Eagle Road.  
 

The applicant has requested a City Council waiver for access to Eagle Road via E. 

Vantage Point Drive. The Planning and Zoning Commission and City Council shall 

carefully consider whether both access points are warranted. 

 
The applicant is proposing two stub streets to the south for future public street extensions 
with future development.  
 
Ada County Highway District required a traffic study for the subject development. In 
ACHD’s staff report, they are requesting traffic calming throughout the development where 
block lengths are longer than their policy. In addition, ACHD is requesting a southbound turn 
lane on Eagle Road at its intersection with Vantage Point Lane and a two-way turn lane on 
Eagle Road at its intersection with Via Roberto Drive. This will provide a safer ingress 
movements into the subject subdivisions that Vantage Point Lane and Via Roberto Drive 
serve.  

2. Pedestrian Connectivity (UDC 11-3A-5, UDC 11-3A-8, UDC 11-3A-17): 

The applicant is proposing to construct a ten (10) foot multi-use pathway along S. Eagle Road 
and the south side of the Farr Lateral. The multi-use pathway along the Farr Lateral shall be 
revised to stub to the southern property and not stop short of the property line. In addition, the 
applicant will be providing a five (5) foot sidewalk on both sides of all public streets 
including the improvement to E. Vantage Point Drive as it is converted from a private street 
to a public street. The applicant provided a micro-pathway through the development leading 
towards the Farr Lateral and a micro-pathway in the open space to the east of the Farr Lateral. 
As previously mentioned, the only way to access the open space on the east side of the Farr 
Lateral is the sidewalk connection on E. Vantage Point Drive.  
 
All pathways should be constructed in accord with the standards listed in UDC 11-3A-8. In 
addition, all pathways not located in ACHD’s right-of-way shall be placed in a pedestrian 
access easement to the standards listed by our parks department in section IV below.  
 
Staff is requesting the following change the pathways proposed to align with the pathways 
master plan: Move Lot 27, Block 12 to align with the proposed traffic calming and have it 
include a 10-foot multi-use pathway as indicated on the path master’s plan. Extend the 10-
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foot multi-use pathway through the east side of Lots 5 and 11, Block 15 to connect the 
pathway with the pathway in Lot 24, Block 11. 

3. Subdivision Regulations (UDC 11-6): 

i. Dead end streets 

The proposed subdivision does not contain a dead-end street other than the two (2) stub 
streets to the southern property as discussed above.  

ii. Common driveways 

Per UDC 11-6C-3D, common driveways shall serve a maximum of four (4) dwelling 
units. In no case shall more than three (3) dwelling units be located on one (1) side of the 
driveway unless alternative compliance is applied for. 

The applicant proposes six (6) common drives within the development. Each common 

drive has two (2) units taking access to them. In addition, the applicant complies with the 

twenty (20) foot width requirement and five (5) foot landscaping requirement. However, 

the applicant did not depict the driveways for lots adjacent to common drives. The 

applicant shall revise the common drive exhibits to show the driveways on the opposite 

side of the shared property line adjacent to the common drive. 

iii. Block face 

UDC 11-6C-3- regulates block lengths for residential subdivisions. The intent of this 
section of code is to ensure block lengths do not exceed 750 ft, although there is the 
allowance of an increase in block length to 1,000 feet if a pedestrian connection is 
provided. In no case shall a block face exceed one thousand two hundred (1,200) feet, 
unless waived by the City Council. 

The north side of Block 11 along the Farr Lateral requires a City Council Waiver as the 

block exceeds 1,000 feet. All other block faces in the subdivision meet the standards in 

UDC 11-6C-3. ACHD and City staff are requiring traffic calming on three (3) streets 

within the development, Heather Hills Street, Horsham Street, and Tualatin Drive. The 

traffic calming measures stated in ACHD’s staff report discusses intersection crosswalk 

bulb-outs approximately every 300 linear feet (or where pathways connect with the street 

section).  

F. Services Analysis 

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

The Farr Lateral exists along the eastern portion of the site within a 55-foot wide easement 
(25-feet on the north side and 30-feet on the south side of the lateral’s centerline).  
 
All irrigation ditches and laterals crossing this site that aren’t being improved as a water 
amenity or linear open space as defined in UDC 11-1A-1 are required to be piped or 
otherwise covered as set forth in UDC 11-3A-6B.3, unless otherwise waived by City Council. 
The Applicant requests a waiver from Council to leave the Farr Lateral open and not pipe it 

as allowed in UDC 11-3A-6B.3a.  

2. Pressurized Irrigation (UDC 11-3A-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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3. Storm Drainage (UDC 11-3A-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 

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

Connection to City water and sewer services is required in accord with UDC 11-3A-21. Street 
lighting is required to be installed in accord with the City’s adopted standards, specifications 
and ordinances. The Public Works Department and City Engineer provided comments that 

sewer is currently not available at the site and is approximately ¾ of a mile to the west. 

Sewer will not be available until the adjacent development to the west pulls the sewer through 

their site to S. Eagle Road. It is important to note that the adjacent development has 

engineering drawings under review for this sewer extension; however, the timing for the 

completion of this extension is unknown. The Planning and Zoning Commission and City 

Council should determine whether annexation of the subject development is in the best 

interest of the city at this time.  

5. School Capacity (Comp Plan): 

School District(s) Kuna School District 

• Capacity of 
Schools 

Silver Trail Elementary: 676 Students 
Fremont Middle:473 Students 
KHS/SFHS High Schools: 1688 Students 

• Number of 
Students 
Enrolled 

Silver Trail Elementary: 611 Students 
Fremont Middle: 493 Students 
KHS/SFHS High Schools: 1755 Students 

         Fremont Middle School and KHS/SFHS High School are both over capacity.   
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 CITY/AGENCY COMMENTS & CONDITIONS 

A. Meridian Planning Division 

15 Days prior to the City Council hearing, the applicant shall provide the following 

revisions: 

- Lots 1-6, Block 12 and Lots 18-29, Block 4 shall be revised to the R-4 zoning 

district and dimensional standards. 

- Lots 2-7, Block 13 and Lots 8-11, 13-15, Block 12 shall be revised to the R-4 zoning 

district and dimensional standards. 

- Lots 14-23, 25-30, 32-34, Block 11 shall be revised to the R-2 zoning district and 

dimensional standards. 

- Remove Lots 2-4, Block 14 to incorporate additional open space west of the Farr 

Lateral.  

- Move Lot 27, Block 12 to align with the proposed traffic calming along Horsham 

Street and have it include a 10-foot multi-use pathway as indicated on the path 

master’s plan. Extend the 10-foot multi-use pathway through the east side of Lots 5 

and 11, Block 15 to connect the pathway with the pathway in Lot 24, Block 11. 

 - Updated legal descriptions for the R-2, R-4, R-8 zoning districts. 

- Receive approval from the Meridian Fire Department for secondary access or 

provide a written letter that you will fire sprinkler the homes in the subdivision. 

- Revised plat, landscape plan, and open space exhibit.  

1. A Development Agreement (DA) is required as a provision of rezone 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. A final plat shall not be submitted until the DA and Ordinance is approved 

by City Council and sewer has been extended to the property. 

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 IF City Council determines 
annexation is in the best interest of the City:  
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a. Future development of this site shall be generally consistent with the preliminary plat, 

phasing plan, landscape plan, common open space/site amenity exhibit, and conceptual 

building elevations included in Section VIII and the provisions contained herein. 

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

effect at the time of the development. 

c. Homes on lots that abut S. Eagle Road, an arterial street, will be highly visible; therefore, 

the rear and/or side of structures on these lots (i.e. Lots 7, 9-13, Block 3; Lots 7, 9-11, 13-

16, and 18, Block 4) should incorporate articulation through changes in two or more of 

the following: modulation (e.g. projections, recesses, step-backs, pop-outs), bays, 

banding, porches, balconies, material types, or other integrated architectural elements to 

break up monotonous wall planes and roof lines that are visible from the subject public 

street. Single-story and existing structures are exempt from this requirement. 

d. Access to Eagle Road via Vantage Point Lane Shall be restricted to emergency access 

only unless otherwise approved by City Council. 

2. The final plat shall include the following revisions: 

a. Add a plat note stating “direct lot access to S. Eagle Road is prohibited.” 

b. Revise the phasing plan to incorporate Lot 7, Block 1 with Phase One (1) of the 
development.  

c. Graphically depict the five (5) foot wide public utility, drainage, and irrigation easements 
on the sides of all buildable lots.  

d. Dimension the width of the landscape buffers/common lots.  

e. The applicant shall revise the common drive exhibits to show the driveways on the 
opposite side of the shared property line adjacent to the common drive. 

f. The multi-use pathway along the Farr Lateral shall be revised to stub to the southern 
property and not stop short of the property line. 

3. The landscape plan submitted with the final plat shall include the following revisions: 

a. Include mitigation calculations on the plan for existing trees that are proposed to be 
removed in accord with the standards listed in UDC 11-3B-10C.5. The Applicant shall 
coordinate with the City Arborist (Kyle Yorita kyorita@meridiancity.org) to determine 
mitigation requirements prior to removal of existing trees from the site.  

b. The multi-use pathway along the Farr Lateral shall be revised to stub to the southern 
property and not stop short of the property line. 

c. If the irrigation district does not allow for the applicant to plant vegetation in their 
easement, the applicant shall revise their plat to allow for an additional five (5) feet 
outside of the easement for the required vegetation. 

d. Provide vegetation coverage calculations for landscape buffers along streets to meet the 
required 70%. Sod and other grasses cannot comprise of more than 65% of the vegetation 
coverage.  

4. The proposed plat and subsequent development are required to comply with the dimensional 
standards listed in UDC Table 11-2A-5 and 11-2A-6 for the R-4 and R-8 zoning districts.  
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5.    All waterways, except natural waterways, intersecting, crossing or lying within the area being 
development 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. If left open, fencing may be 
required in accord with the standards listed in UDC 11-3A-6C. 

6.    Prior to the City Engineer’s signature on the final plat, all wells and sceptic system shall be 
abandoned.  

7.    Prior to submittal of the final plat for City Engineer signature, a 14-foot wide public 
pedestrian easement shall be submitted to the Planning Division, approved by City Council 
and recorded for the multi-use pathway along the Farr Lateral and any other pathways 
required by the Park’s Department in accord with the Pathways Master Plan that are outside 
of public right-of-way. Include the recorded instrument number of the easement(s) along with 
a depiction of the easement(s) on the final plat. 

8.   Comply with all subdivision design and improvement standards as set forth in UDC 11-6C-3, 
including but not limited to cul-de-sacs, alleys, driveways, common driveways, easements, 
blocks, street buffers, and mailbox placement. 

9.   Off-street parking is required to be provided in accord with the standards listed in UDC   
Table 11-3C-6 for single-family dwellings based on the number of bedrooms per unit. 

 
  10.  The preliminary plat approval shall become null and void if the applicant fails to either: 1) 

obtain the City Engineer’s signature on a final plat within two years of the date of the 
approved findings; or obtain approval of a time extension as set forth in UDC 11-6B-7. 

 
  11.  The final plat shall substantially comply with the approved preliminary plat as set forth in 

UDC 11-6B-3C. 
 
  12. The applicant and/or assigns shall have the continuing obligation to provide irrigation that 

meets the standards as set forth in UDC 11-3B-6 and to install and maintain all landscaping 
as set forth in UDC 11-3B-5, UDC 11-3B-13 and UDC 11-3B-14. 

 
  13.  The Applicant shall comply with all ACHD conditions of approval. 
 
  14.  The Applicant shall have a maximum of two (2) years to obtain City Engineer’s signature on 

a final plat in accord with UDC 11-6B-7. 
 
  15.  Staff’s failure to cite all relevant UDC requirements does not relieve the applicant from 

compliance. 
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B. Meridian Public Works 
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C. Meridian Park’s Department 
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D. Irrigation Districts 

1. Boise Project Board of Control 
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E. Kuna School District 

 



City of Meridian | Department Report V. Findings 
   

F. Ada County Highway District (ACHD) 

 

 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: 

1. The map amendment complies with the applicable provisions of the comprehensive plan; 

Staff finds annexation of the subject property with the recommended changes to the R-2, R-4, 

and R-8 zoning districts is consistent with the Comprehensive Plan FLUM designations of 

LDR for this site and the goals and policies in the Plan listed above in Section III.B. 
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2. The map amendment complies with the regulations outlined for the proposed district, 
specifically the purpose statement; 

Staff finds the proposed map amendment to the R-2, R-4, and R-8 districts comply with the 

purpose statement for the residential districts in that it contributes to the range of housing 

opportunities consistent with the Comprehensive Plan. The staff recommended changes to 

lower density and meet the intent of the comprehensive plan for larger estate style lots.  

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

Staff finds that the map amendment will not be detrimental to the public health, safety and 

welfare with compliance of the conditions in section IV.  

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

Staff finds the proposed map amendment will not result in adverse impacts if the applicant 

complies with the conditions in section IV as required.  

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

Staff finds the proposed annexation is in the best interest of the City if the property develops 

in accord with the provisions in Section IV as required. 
 

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

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

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

Staff finds the uses and residential density proposed with the preliminary plat is in 

conformance with the Comprehensive Plan and should generally conform with the UDC if the 

Applicant complies with the conditions of approval in Section IV. 

2. Public services are available or can be made available ad are adequate to accommodate the 
proposed development; 

Staff finds that public services are available or will be made available for the subject 

development.  

3. The plat is in conformance with scheduled public improvements in accord with the city's 
capital improvement program; 

Staff finds the plat is in conformance with scheduled public improvements in a accord with 

the city’s capital improvement program.  

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

Staff finds there is financial capability of supporting services for the proposed development 

with the conditions listed in Section IV. 

5. The development will not be detrimental to the public health, safety or general welfare; and 

Staff finds the subject development will not be detrimental to the public health, safety, or 

general welfare.  

6. The development preserves significant natural, scenic or historic features. 

There are no significant natural, scenic, or historical features.  
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 ACTION 

A. Staff: 

Staff recommends approval of the proposed Annexation and Preliminary Plat with the conditions 
of approval listed in Section IV. 

B. Commission: 

The Meridian Planning & Zoning Commission heard this item on [date]. At the public hearing, 
the Commission moved to approve the subject [app] request. 
1. Summary of the Commission public hearing: 
 a. In favor:  
 b. In opposition: None 
 c. Commenting: None 
 d. Written testimony: None 
 e. Staff presenting application:  
 f. Other Staff commenting on application: None 

2. Key issue(s) of public testimony: 
 a. None 

3. Key issue(s) of discussion by Commission: 
 a. None 

4. Commission change(s) to Staff recommendation: 
 a. None 

 

C. City Council: 

The Meridian City Council heard these items on [date]. At the public hearing, the Council moved 
to approve the subject [app] and [app] requests. 
1. Summary of the City Council public hearing: 
 a. In favor:  
 b. In opposition: None 
 c. Commenting: None 
 d. Written testimony: None 
 e. Staff presenting application:  
 f. Other Staff commenting on application: None 

2. Key issue(s) of public testimony: 
 a. None 

3. Key issue(s) of discussion by City Council: 
 a. None 

4. City Council change(s) to Commission recommendation: 
 a. None 
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 EXHIBITS 

A. Project Area Maps 

1. Aerial 
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2. Zoning Map 

 

3. Future Land Use 
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4. Planned Development Map 
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B. Service Accessibility Tool (Existing Conditions)  
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C. Subject Site Photos 
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D. Phasing Plan (date: 5/12/2026) 
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E. Landscape Plan (date: 3/10/2026) 
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F. Common Drive Exhibits 

 

G. Qualified Open Space Exhibit (date: 2/11/2026) 
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H. Preliminary Plat (date: 3/5/2026) 
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I. Building Elevations (date: 5/12/2026) 
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J. Annexation Legal Description & Exhibit Map 
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 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. 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 trunk sheds, 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.  

C. ACHD Roadway Infographic Notes 

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

• 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 
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. 

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

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


