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HEARING 
DATE: 

3/15/2022 

 

TO: Mayor & City Council 

FROM: Alan Tiefenbach 
208-884-5533 
 

SUBJECT: AZ, PP - H-2021-0074 
Jamestown Ranch Subdivision 

LOCATION: Parcels S0434223150, S0434212970, 
S0434212965, S0434212920, and 4023 
W. McMillian Rd, located at the 
southeast corner of the N. Black Cat / W. 
McMillian Rd intersection. 

I. PROJECT DESCRIPTION 

Annexation with the R-8 zoning district, and preliminary plat to allow 294 building lots and 25 
common lots on 80.3 acres of land.  

II. SUMMARY OF REPORT 

A. Project Summary 
Description Details 
Acreage 80.3 
Future Land Use Designation Medium Density Residential 8-12 du/acre 
Existing Land Use(s) Vacant and 2 single family residences 
Proposed Land Use(s) Single Family Residential 
Lots (# and type; bldg./common) 294 building lots, 25 open space lots, 15 access lots 
Phasing Plan (# of phases) 2 phases 
Number of Residential Units (type 
of units) 

294 

Density (gross & net) 3.66 du / ac gross, 6.17 du / ac net 
Open Space (acres, total 
[%]/buffer/qualified) 

11.63 acres of qualified open space (14.5%)  

Amenities Two large parks, each with a swimming pool and 
clubhouse, a pickleball court, several pocket parks and 
internal landscaped trail connections.   

Physical Features (waterways, 
hazards, flood plain, hillside) 

Lemp and Creason Lateral run along the western property 
line, Lemp Lateral also runs along the northern property 
line.  

Neighborhood meeting date; # of 
attendees: 

July 21, 2021 – 5 attendees 

STAFF REPORT 

 
COMMUNITY DEVELOPMENT DEPARTMENT 
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Description Details 
History (previous approvals) None  

B. Community Metrics 

Description Details 
Ada County Highway District Report Pending, preliminary comments submitted 

• Staff report (yes/no) Yes 
  

Access (Arterial/Collectors/State 
Hwy/Local)(Existing and Proposed) 

N. Black Cat Rd and W. McMillian Rd 

Stub Street/Interconnectivity/Cross 
Access 

Three internal connections – two aligning with N. 
Bartok St. and N. Grand Lake Wy. at the Quartet 
Northeast No 2 subdivision to the south, and one 
aligning with W. Viso St. from the east through the 
Volterra Heights subdivision. 

Existing Road Network N. Black Cat Rd. and W. McMillian Rd 
Existing Arterial Sidewalks / 
Buffers 

None along the subject property. There is a 25 ft. wide 
buffer and 5 ft. wide sidewalk on the west side of N. Black 
Cat Rd installed with the Oak Creek No 3 Subdivision.  

Proposed Road Improvements No right-of-way dedication is required along W. 
McMillian Rd as it will be offset to the north when 
widened in the future. ROW dedication of 50’from 
centerline will be required from N. Black Cat Rd. The 
applicant will be required to construct westbound turn lane 
on McMillian at the collector.  

Fire Service  
• Distance to Fire Station 2.7 miles to Fire Station 5 
• Fire Response Time > 5 minutes 
• Resource Reliability > 80% 
• Risk Identification 2, resources are not adequate 
• Accessibility Yes 
• Special/resource needs Aerial device will be required 
• Water Supply 1,000 gpm required 
• Other Resources None 

Police Service   
• Distance to Police Station 7.4 Miles 
• Police Response Time P3     4:11 

P2     8:16 
P1     12:57 

 

• Calls for Service 792 
• % of calls for service split 

by priority 
% of P3 CFS 
% of P2 CFS 
% of P1 CFS 
% of P0 CFS 

1.4% 
72.2% 
25.5% 
.9% 

• Crimes 59 
• Crashes 27  
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Wastewater  

• Distance to Sewer 
Services 

Directly Adjacent 

• Sewer Shed North Black Cat Trunkshed 
• WRRF Declining Balance 14.22 
• Project Consistent with 

WW Master Plan/Facility 
Plan 

Yes  

• Comments • Flow is committed 
• Do not have mains in common driveways. There are 

multiple common driveways for 2 or 3 lots. These 
should all have sewer services run from the main in 
the street. 

• Do not extend sewer main outside of Right-of-Way. 
Instead run services from main that reside in the road 
to each lot. 

• Sheet PP2.3 at the bottom left corner has a sewer line 
running through a common lot and part of a residential 
lot. The City does not want sewer in common lots or 
residential lots. Reconfigure so sewer is in Right-of-
Way. 

• Angle of pipe going into/out of manhole in the 
direction of flow needs to be a minimum of 90 
degrees. This is not the case for manhole at 
intersection of Doctor Brunn Ln and Cattleman Way. 

• Applicant to ensure that no sewer services cross 
infiltration trenches. 

Water  
• Distance to Water Services Directly Adjacent  
• Pressure Zone 1 
• Water Quality No concerns 
• Project Consistent with 

Water Master Plan 
Yes 

• Comments • Remove water mains in common driveways and run 
services to the lots, place meters in Right-of-Way. 

• There are no water main sizes listed on the plans. 
Make sure that the water main in N Grand Lakes Way 
is 12”. 

• Remove the water main in the alley in Sunday Loop. 
Place water meters at the Right-of-Way and then run 
water services to houses in the alley. 
Each phase will need to be modeled to make sure 
minimum pressure is met at each phase 
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C. Project Area Maps 

Future Land Use Map 

 

Aerial Map 

 
Zoning Map 

 

Planned Development Map 
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III. APPLICANT INFORMATION 

A. Applicant Representative: 

Stephanie Hopkins, KM Engineering LLP – 5725 N. Discovery Way, Boise, ID 83713 

B. Owner: 

Walsh Group – PO 1207, Eagle, ID 83616 

  

Future Land Use Map 

 

Aerial Map 

 
Zoning Map 

 

Planned Development Map 
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IV. NOTICING 

 Planning & Zoning 
Posting Date 

City Council 
Posting Date 

Newspaper Notification 11/2/2021 2/27/2022 
Radius notification mailed to 
properties within 300 feet 10/27/2021 2/28/2022 

Nextdoor posting 11/28/2021 2/28/2022 

Sign Posting 10/29/2021 2/28/2022 

V. STAFF ANALYSIS 

A. Annexation: 

The proposed annexation area is contiguous to City annexed property and is within the Area of 
City Impact Boundary. To ensure the site develops as proposed by the applicant, staff is 
recommending a development agreement as part of the annexation approval. 

B. Future Land Use Map Designation (https://www.meridiancity.org/compplan) 

This property is designated Medium Density Residential on the City’s Future Land Use Map 
(FLUM) contained in the Comprehensive Plan. This designation allows for dwelling units at 
gross densities of three to eight dwelling units per acre. Density bonuses may be considered with 
the provision of additional public amenities such as a park, school, or land dedicated for public 
services.  

The annexation area is near existing public services and is surrounded on three sides by the City 
limits. The proposed land use of single-family residential is consistent with the recommended 
uses in the FLUM designation. The proposed project has a gross density of 3.66 du/ac, meeting 
the required density range listed above. Therefore, Staff finds the proposed preliminary plat and 
requested R-8 zoning district to be generally consistent with the Future Land Use Map 
designation of Medium 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 IX.A. 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. 

C. Comprehensive Plan Policies (https://www.meridiancity.org/compplan): 

• 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 traditional single-family detached and alley-loaded homes will contribute to the 
variety of residential categories in the City; however, there is no variety in housing types 
proposed within the development. Daphne Square Subdivision (zoned R-15) and single-family 
homes in the County (zoned RUT) are across W. McMillan Rd. to the north. To the south is the 
Quartet Subdivision (zoned R-8). To the east is the single family detached Volterra Heights 
Subdivision (zoned R-8) and across N. Black Cat Rd. to the west is the Oakcreek Subdivision 
(zoned R-8). Given the property is completely surrounded by single-family detached, single family 
detached with comparable lot sizes is appropriate for the subject property.   

https://www.meridiancity.org/compplan
https://www.meridiancity.org/compplan


 

 Page 7  
  

With new subdivision plats, require the design and construction of pathway connections, easy 
pedestrian and bicycle access to parks, safe routes to schools, and the incorporation of usable 
open space with quality amenities.” (2.02.01A) 

The proposed plat depicts 5 ft. wide detached sidewalks on both sides of roads internal to the 
subdivision. There are also 5 ft. wide detached sidewalks along N. Black Cat Rd.  
This is the same width provided along N. Black Cat Rd. by the Quartet Northeast No 1 
Subdivision to the south and the Daphne Square Subdivision to the north. 10 ft. wide pathways 
are provided along W. McMillian Rd, which is consistent with the pathway alignment shown on 
the Pathways Master Plan, and along one side of N. Grand Lakes Wy (the internal collector).  

Staff does believe there are portions of the development where there could be more direct non-
motorized connectivity to the amenities and common open space within the development as well 
as to the detached sidewalk along N. Black Cat Rd. Staff has red-marked these recommended 
connections on the landscape plan below.  

As will be mentioned in the Qualified Open Space and Amenities Sections below, the applicant 
proposes several connected common open space areas and amenities throughout this 
development.  

•  “Require pedestrian access in all new development to link subdivisions together and promote 
neighborhood connectivity.” (2.02.01D) 

As mentioned above, 5-ft. wide detached sidewalks are provided along all internal roadways, 
along N. Black Cat Rd, and 10 ft. wide pathways are provided along W. McMillian Rd and N. 
Grand Lakes Way. Staff is recommending several additional micro-pathway connections as a 
condition of approval. 

“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) 

The development can be adequately served by critical public facilities and urban services. Water 
and sewer will be extended along W. McMillan Rd. to the south. 

• Ensure that new development within existing residential neighborhoods is cohesive and 
complementary in design and construction. (2.02.02F) 

Daphne Square Subdivision (zoned R-15) and single-family homes in the County (zoned RUT) are 
across W. McMillan Rd. to the north. To the south is the Quartet Subdivision (zoned R-8). To the 
east is the single family detached Volterra Heights Subdivision (zoned R-8) and across N. Black 
Cat Rd. to the west is the Oakcreek Subdivision (zoned R-8). These subdivisions have comparable 
densities to what is being proposed.  

This development proposes architecture consisting of one and two-story homes with pitched 
roofs, stone bases and / or lap siding with gabled roofs and dormers comparable to what has 
been approved with adjacent subdivisions. In order to ensure compatibility and quality of design 
with existing and approved residential uses surrounding the property, staff recommends a 
condition that rear and/or sides of 2-story structures on facing W. McMillan Rd, N. Black Cat 
Rd. and N. Grand Lakes Wy. 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. Single-story structures are exempt from this requirement. Planning 
approval will be required at time of building permit. 
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• 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 are presently 3 accesses off of W. McMillian Rd., two of which are being used by existing 
single-family residences. There is one access on N. Black Cat Road at the south property line. 

This proposal would remove two of the W. McMillian Rd. accesses and provide a new collector 
access approximately halfway between the east and west property lines. The N. Black Cat Rd 
access would be shifted to the north to align with W. Quintale St. in the Oak Creek Subdivision.  
There are three internal accesses – two aligning with N. Bartok St. and N. Grand Lake Way. from 
the Quartet Northeast No 2 to the south, and one aligning with W. Viso St. from the east through 
the Volterra Heights Subdivision.  

D. Existing Structures/Site Improvements: 

There are two existing single-family residences on the subject properties. One residence (4023 W. 
McMillan Rd.) is proposed to remain on a 76,888 sq. ft. lot.  

E. Proposed Use Analysis:  

Single-family detached dwellings are listed as a principal permitted use in the R-8 zoning districts 
in UDC Table 11-2A-2. 

F. Dimensional Standards (UDC 11-2): 

The preliminary plat and future development is required to comply with the dimensional 
standards listed in UDC Table 11-2A-6 for the R-8 district. All proposed lots and public streets 
appear to meet UDC dimensional standards per the submitted preliminary plat. This includes 
minimum lot size of 4,000 sq. ft., and required street frontages of at least 40 ft. Development of 
the subdivision is required to comply with the subdivision design and improvement standards 
listed in UDC 11-6C-3.  

UDC 11-6C-3- regulates block lengths for residential subdivisions. Staff has reviewed the 
submitted plat for conformance with these regulations. The intent of this section of code is to 
ensure block lengths do not exceed 750 ft, although there is the allowance of an increase in block 
length to 1,000 feet if a pedestrian connection is provided. No block length exceeds 750 ft.  

Eleven common driveways are proposed with this subdivision. The applicant has provided 
common drive exhibits which demonstrate no more than 3 units are served whereas a maximum 
of 4 units are allowed. The common driveway meets the minimum width of 20’ and does not 
exceed the maximum length of 150’.  Solid fencing adjacent to common driveways is prohibited, 
unless separated by a minimum five-foot wide landscaped buffer.  

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

W. McMillian Rd along the property frontage is 2 lanes with no curb, gutter or sidewalk. N. 
Black Cat Rd is 2 lanes with a 5’ detached pathway on the western side (Oak Creek Subdivision).  

This development proposes five points of access. The primary access will be a collector street off 
W. McMillian Rd. (N. Grand Lakes Wy.) approximately midway between the east and west 
property lines, making an “S” curve through the property and connecting into Quartet Northeast 
No 2 at the southeast corner of the property. The other three accesses would be local streets - one 
is a western access to N. Black Cat Rd. which aligns to W. Quintale St., an eastern access which 

https://www.sterlingcodifiers.com/codebook/getBookData.php?chapter_id=6499#183704
https://www.sterlingcodifiers.com/codebook/getBookData.php?id=&chapter_id=20923&keywords=#1165290
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connects to W. Viso St. from the Volterra Heights Subdivision, and an additional southern access 
which connects to Sunnyside Ave., also in the Quartet Northeast No 2.  

N. Grand Lakes Way (the collector) does not align with N. Joy St. to the north as is shown on the 
ACHD Master Street Map. Instead, it is offset approximately 985 feet to the west. This offset 
occurs because there are existing utility poles obstructing the ACHD-preferred alignment with N. 
Joy St. During preliminary discussions ACHD has responded that they support this proposed 
alignment. 

Although ACHD is still working on a staff report, staff has been in communication with them 
regarding this project. All roads in this development are proposed to be built to ACHD standards. 
ACHD will not be requiring any additional dedication along W. McMillian Rd. because it will be 
shifted to the north during a future widening project. ACHD is requesting ROW dedication along 
N. Black Cat Rd. of 50 ft. from centerline. The applicant will be required to construct a 
westbound turn line at the intersection of the collector with W. McMillian Rd. Staff is 
recommending as a condition of approval that required frontage improvements along N. Black 
Cat Rd and W. McMillian Rd including pathways, landscape buffers, detached sidewalk and left 
turn lane shall be constructed with the first phase of development.  

The applicant proposes pavers on the local roads instead of standard pavement. The applicant 
states pavers will not only help to alleviate some of the challenges associated with the high 
groundwater present in the area, but will foster an exclusive and high-quality charm for future 
residents. ACHD is still discussing whether they will support this alternative.  

H. Parking (UDC 11-3C): 

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

I. Pathways ( UDC 11-3A-8): 

A 10 ft. wide detached pathway is reflected along W. McMillian Rd. which is consistent with the 
alignment shown on the Pathways Master Plan. There is also a 10 ft. wide detached pathway 
along one side of N. Grand Lakes Way. (the internal collector) which connects to the W. 
McMillian Rd. pathway. Several micro-pathways are reflected providing connectivity to internal 
portions of the development. As mentioned in the Comprehensive Plan analysis above, to 
improve more direct pedestrian connectivity, staff is recommending additional micro-pathway 
connections (red-marked on the landscape plan below).  

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

Five-foot detached sidewalks are proposed along internal streets in accord with the standards 
listed in UDC 11-3A-17 (except for a 10 ft. wide pathway along one side of N. Grand Lakes 
Way). There is also a 5 ft. wide detached sidewalk provided along N. Black Cat Rd. This 5 ft. 
width is consistent with the width of the sidewalk along N. Black Cat Rd. provided by Quartet 
Northeast No 2 to the south as well as the Daphne Square Subdivision to the north.  

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

Parkways are provided between the detached sidewalks and road on both sides of all local roads 
except for Sunday Loop (Lot 1-27, Block 5). All parkways meet the requirements of 11-3A-17 
and 11-3B-7 including at least 8 ft. in width and landscaped with at least 1 tree per 35 feet. 

https://www.sterlingcodifiers.com/codebook/getBookData.php?id=&chapter_id=20924&keywords=#20924
https://www.sterlingcodifiers.com/codebook/getBookData.php?id=&chapter_id=20923&keywords=#1165295
https://www.sterlingcodifiers.com/codebook/getBookData.php?id=&chapter_id=20923&keywords=#1165304
https://www.sterlingcodifiers.com/codebook/getBookData.php?id=&chapter_id=20923&keywords=#1165304
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L. Landscaping (UDC 11-3B): 

UDC 11-2A-6 requires 25 ft. wide buffers along arterial roads (N. Black Cat Rd. and W. 
McMillian Rd.) and 20 ft. wide buffers required along collector roads (N. Grand Lakes Way). 
The landscape plan reflects a buffer from the N. Black Cat Rd. edge of pavement ranging in 
width from between 70 ft. from the at the south to 120 ft. wide at the north. The Creason Lateral 
and the Lemp Lateral as well as a maintenance road are both located within this buffer, although 
there is an additional landscape strip width of 25 ft. wide between the laterals and the exterior 
property fences. Along W. McMillian Rd. to the north, there is a buffer ranging in width from 
between 64 ft. and 80 ft. in width. The Creason Lateral is also located in this buffer; there are 
landscape strips of at least 25 ft. in width between this lateral and the exterior property fences. 
Both arterial buffers meet the minimum requirement for at least one tree per 35 ft. in width; the 
areas containing laterals are shown to be sod. Buffers of at least 30 ft. in width are provided along 
N. Grand Lakes Way (20 ft. is required). 8 ft wide landscaped parkways are provided along most 
of the internal local streets with the exception of the Sunday Loop at the NE portion of the site. 
The landscape plan includes 11.63 acres of qualified open space (14.5%) as will be discussed in 
the Qualified Open Space and Amenities sections below.  

The landscape plan indicates there are no healthy existing trees meeting the preservation 
requirements on the property.  

M. Qualified Open Space (UDC 11-3G): 

14.5% (11.63 acres) of qualified open space is shown. This includes 1.19 and 2.42-acre 
neighborhood parks, several smaller pocket parks, landscaped pathways, 8 ft. parkways and 100% 
of the collector buffers.  

The common open space exhibit indicates the arterial buffers as “non-qualified open space” 
whereas ½ of this area can be counted as qualified open space per UDC 11-3G-3. 

N. Qualified Site Amenities (UDC 11-3G): 

Based on the area of the proposed plat (80.3 acres), 4 amenities are required (one for the first 5 
acres, one for each additional 20 acres). The subdivision provides two large parks, each with a 
pool and clubhouse (counting as six amenities because the parks are at least 20,000 sq. ft. in 
excess of the minimum 5,000 sq. ft. requirement). A pickleball court is provided within one of 
these parks (Lot 7, Block 5). There are two pocket parks (Lot 6, Block 9 and Lot 46, Block 2). 
There is also an additional 4% of open space beyond the required 10% and internal pedestrian and 
bicycle pathways bisecting several of the blocks which are not required pathways. The proposed 
development exceeds the minimum requirements.  

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

The Creason Lateral runs along the western property line paralleling W. McMillan Rd. and 
connecting through the Quartet Subdivision to the south. The Lemp Canal adjoins with the 
Creason Lateral along the property’s frontage adjacent to McMillan and continues to travel south 
along Black Cat Road. Both laterals will be piped per UDC 11-3A-6. Maintenance roads are 
indicated along both laterals. Coordination will be ongoing with the irrigation districts managing 
the waterways to meet their requirements. 

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

The landscape plan includes a fencing plan. 6 ft. high solid vinyl fencing is provided along the 
entire perimeter of the property and along the sides of most residential lots that are adjacent to 
detached sidewalks (with visibility from the road maintained). 5 ft. high open vision fencing is 
provided around the open spaces, a 6 ft. high open style fence is provided around both pools, and 

https://www.sterlingcodifiers.com/codebook/getBookData.php?id=&chapter_id=6506&keywords=#6506
https://www.sterlingcodifiers.com/codebook/getBookData.php?id=&chapter_id=6511&keywords=#6511
https://www.sterlingcodifiers.com/codebook/getBookData.php?id=&chapter_id=6511&keywords=#6511
https://www.sterlingcodifiers.com/codebook/getBookData.php?id=&section_id=1165293#1165293
https://www.sterlingcodifiers.com/codebook/getBookData.php?id=&section_id=1165293#1165293
https://www.sterlingcodifiers.com/codebook/getBookData.php?id=&section_id=1165294#1165294
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there a 4 ft. high open style fence is provided around the pickleball court. The fencing appears to 
meet the requirements of 11-3A-6 and 11-3A-7. 

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

Public services are available to accommodate the proposed development. Water and sewer will be 
extended along W. McMillan Rd to the south. There appears to be an Idaho Power utility 
easement indicated on the public utility plan that is not shown on the plat. All easements should 
be shown on the preliminary plat and only Class I trees may be planted within these areas per 
UDC 11-3B-5. 

R. Building Elevations (UDC 11-3A-19 | Architectural Standards Manual): 

The Applicant has submitted a large number of elevations of the single-family homes for this 
project as well as the clubhouses (see Section VI.F below). 

The single-family homes are depicted as one and two-story structures with attached garages, and 
a variety of architectural elements and finish materials including gabled roofs, covered porches, 
dormers, stone wainscoting, and lap siding. The submitted sample elevations appear to meet 
design requirements for single-family homes but do not include elevations of the sides or rears of 
structures.  

As noted in the Comprehensive Plan section, a large number of the houses will be very visible 
from W. McMillian Rd. N. Black Cat Rd. and N. Grand Lakes Wy. Therefore, staff recommends 
a condition that the rear and/or sides of 2-story structures that face W. McMillian Rd. and N. 
Black Cat Rd. 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. Single-story structures are exempt from this requirement. Planning approval will be 
required at time of building permit. 

VI. DECISION 

A. Staff: 

Staff recommends approval of the requested annexation, zoning and preliminary plat with the 
conditions noted in Section IV. per the Findings in Section VIII. 

  

https://www.sterlingcodifiers.com/codebook/getBookData.php?id=&section_id=1165308#1165308
https://www.sterlingcodifiers.com/codebook/getBookData.php?id=&section_id=1165306#1165306
https://meridiancity.org/designreview
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B.  The Meridian Planning & Zoning Commission heard this item on November 18, 2021 and 
continued this item until February 17, 2022. The Planning Commission continued the item to 
allow time for ACHD to submit a staff report, and for the applicant to consider reducing common 
driveways, aligning the collector street with N. Joy St on the north side of W. McMillan Rd, and 
realigning micro-pathways. At the February 17, 2022 public hearing, the Commission moved to 
deny the subject annexation and preliminary plat request. 

 1. Summary of the Commission public hearing: 
  a. In favor: Elizabeth Koeckeritz, Ron Walsh, Joe Pachner 
  b. In opposition: Rachelle Watts 
  c. Commenting: Elizabeth Koeckeritz, Ron Walsh, Joe Pachner 
  d. Written testimony: Mike Wardle, Michael and Rachelle Watts 
  e. Staff presenting application: Alan Tiefenbach 
  f. Other Staff commenting on application: None 
 2. Key issue(s) of public testimony: 
  a. Rachell Watts expressed concerns with proposed collector alignment oriented directly 

toward their house.  
 3. Key issue(s) of discussion by Commission: 
  a. Commission discussed concerns with traffic, particularly that the traffic study that had 

been used was already 4 years old, that a significant amount of development had been 
approved since this time, traffic was already an issue, the ACHD staff report showed W. 
McMillian would be LOS “F” with the development, and improvements to W. 
McMillian Rd and N. Black Cat Rd were still many years off.  

  b. The Commission discussed whether or not the proposed collector should align with N. 
Joy St.  

    
 4. Commission change(s) to Staff recommendation: 
  a. As Commission recommended denial, all staff’s conditions of approval have been 

stricken.  
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VII. EXHIBITS 

 

A. Annexation and Rezoning Exhibit (date: 9/17/2021) 
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B. Preliminary Plat – Annotated with Changes in Response to PC Concerns  (date: 9/9/20211/18/22) 

 

  



 

 Page 16  
  

C. Color Landscape Plan (date: 9/9/2021 2/7/22) 
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D. Landscape Plan Marked Up with Recommended Pathway Connections (date: 9/9/2021) 
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E. Fence Exhibit (date: 9/9/21 2/3/22) 

 
F. Common Open Space Exhibit (date: 9/9/2021 2/3/22) 
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G. Common Drive Exhibits 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 Page 20  
  

 

 

 

  



 

 Page 21  
  

H. Conceptual Elevations 
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I. Clubhouse Elevation 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

A. Common  

B. Building Elevations  
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  VIII. CITY/AGENCY COMMENTS & CONDITIONS 

A. PLANNING DIVISION 

1. 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 $303.00 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:  

a. Future development of this site shall be generally consistent with the 
preliminary plat, landscape plan and conceptual building elevations for the 
single-family dwellings included in Section VI and the provisions contained 
herein. 

b. The rear and/or sides of 2-story structures that face N. Black Cat Rd. , W. 
McMillian Rd and N. Grand Lakes Wy shall 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. Single-story structures are exempt from this requirement. Planning 
approval will be required at time of building permit. 

c. Required frontage improvements along N. Black Cat Rd and W. McMillian Rd 
including pathways, detached sidewalk, landscape buffers and left turn lane 
shall be constructed with the first phase of development.  

2. The Preliminary Plat included in Section VI, dated 9/9/21, is approved with the following 
revisions: 

a. All utility easements reflected on the utility plan shall be included on the plat.  

b.  All pathways and micropathways shall be within a separate common lot or easement as 
required per UDC 11-3A-8. 

3. Prior to final plat, the Landscape Plan included in Section VI, dated 9/9//21, shall be revised 
to reflect the red-marked pathway connections as illustrated in Exhibit D. 

4. Prior to issuance of Certificate of Occupancy/signature on the final plat by the City Engineer, 
the applicant shall submit a public access easement for the multi-use pathway along W. 
McMillian Rd and N. Grand Lakes Wy. to the Planning Division for approval by City 
Council and subsequent recordation. 

5. The applicant shall construct all proposed fencing and/or any fencing required by the UDC, 
consistent with the standards as set forth in UDC 11-3A-7 and 11-3A-6B, as applicable. 

6. The existing residences being retained will be required to abandon well and septic systems 
and connect to City water and sewer with development of the property. 

7. The applicant shall comply with all provisions of 11-3A-3 with regard to access to streets. 
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8. The development shall comply with standards and installation for landscaping as set forth in 
UDC 11-3B-5 and maintenance thereof as set forth in UDC 11-3B-13. 

9. The ditches to the west, south and north shall comply with the provisions for irrigation 
ditches, laterals, canals and/or drainage courses, as set forth in UDC 11-3A-6.  

10. Pathway and adjoining fencings and landscaping shall be constructed consistent with the 
standards as set forth in UDC 11-3A-7A7, 11-3A-8 and 11-3B-12C. 

11. The development shall comply with all subdivision design and improvement standards as set 
forth in UDC 11-6C-3, including but not limited to driveways, easements, blocks, street 
buffers, and mailbox placement. 
 

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

13.  All common driveways shall meet the requirements of 11-6C-2-D including a perpetual 
ingress/egress easement being filed with the Ada County Recorder, which shall include a 
requirement for maintenance of a paved surface capable of supporting fire vehicles and 
equipment.  

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. The Applicant shall comply with all conditions of ACHD. 

C. PUBLIC WORKS DEPARTMENT 

Site Specific Conditions of Approval 

1. Sewer mains should not be run in common driveways or out of Right-of-Way to serve 
building lots. Mains should be constructed in Right-of-Way and service lines extended within 
common drives or through Right-of-Way to serve each lot. 

2. Sheet PP2.3 shows a sewer main being extended through a common lot and part of a 
residential building lot. Sewer mains should not be extended through these areas. Reconfigure 
so sewer mains are located in Right-of-Way. 

3. Angle of pipe going into/out of manholes, in the direction of flow, need to be a minimum of 
90 degrees. The manhole at the intersection of Doctor Brunn Lane and Cattleman Way 
currently does not meet this requirement.  

4. Sewer service lines should not run through infiltration trenches.  

5. Water mains should not be run in common driveways to serve building lots. Mains should be 
constructed in Right-of-Way and service lines extended within common drives or through 
Right-of-Way to serve each lot.  

6. Water main sizes are not listed on the plans. The water main in North Grand Lakes Way 
should be 12’’ diameter.  

7. Remove water main in Sunday Loop (alley). Place water mains in the Right-of-Way and run 
service lines to each house in the alley.  

http://www.sterlingcodifiers.com/codebook/index.php?book_id=306&chapter_id=20924#s1347971
http://www.sterlingcodifiers.com/codebook/index.php?book_id=306&chapter_id=20924#s1347971
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8. Each phase will need to have water modeling completed to verify minimum pressure is met 
for each phase.  
 

General Conditions of Approval  

 
1. Applicant shall coordinate water and sewer main size and routing with the Public Works 

Department, and execute standard forms of easements for any mains that are required to 
provide service outside of a public right-of-way.  Minimum cover over sewer mains is three 
feet, if cover from top of pipe to sub-grade is less than three feet than alternate materials shall 
be used in conformance of City of Meridian Public Works Departments Standard 
Specifications. 
 

2. Per Meridian City Code (MCC), the applicant shall be responsible to install sewer and water 
mains to and through this development.  Applicant may be eligible for a reimbursement 
agreement for infrastructure enhancement per MCC 8-6-5.  

 
3. The applicant shall provide easement(s) for all public water/sewer mains outside of public 

right of way (include all water services and hydrants).  The easement widths shall be 20-feet 
wide for a single utility, or 30-feet wide for two.  The easements shall not be dedicated via 
the plat, but rather dedicated outside the plat process using the City of Meridian’s standard 
forms. The easement shall be graphically depicted on the plat for reference purposes. Submit 
an executed easement (on the form available from Public Works), a legal description 
prepared by an Idaho Licensed Professional Land Surveyor, which must include the area of 
the easement (marked EXHIBIT A) and an 81/2” x 11” map with bearings and distances 
(marked EXHIBIT B) for review. Both exhibits must be sealed, signed and dated by a 
Professional Land Surveyor. DO NOT RECORD.  Add a note to the plat referencing this 
document.  All easements must be submitted, reviewed, and approved prior to development 
plan approval.  

 
4. The City of Meridian requires that pressurized irrigation systems be supplied by a year-round 

source of water (MCC 9-1-28.C). The applicant should be required to use any existing 
surface or well water for the primary source.  If a surface or well source is not available, a 
single-point connection to the culinary water system shall be required. If a single-point 
connection is utilized, the developer will be responsible for the payment of assessments for 
the common areas prior to prior to receiving development plan approval.  

 
5. All existing structures that are required to be removed shall be prior to signature on the final 

plat by the City Engineer.  Any structures that are allowed to remain shall be subject to 
evaluation and possible reassignment of street addressing to be in compliance with MCC. 

 
6. All irrigation ditches, canals, laterals, or drains, exclusive of natural waterways, intersecting, 

crossing or laying adjacent and contiguous to the area being subdivided shall be addressed 
per UDC 11-3A-6.  In performing such work, the applicant shall comply with Idaho Code 42-
1207 and any other applicable law or regulation. 

 

7. Any wells that will not continue to be used must be properly abandoned according to Idaho 
Well Construction Standards Rules administered by the Idaho Department of Water 
Resources.  The Developer’s Engineer shall provide a statement addressing whether there are 
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any existing wells in the development, and if so, how they will continue to be used, or 
provide record of their abandonment.   

 
8. Any existing septic systems within this project shall be removed from service per City 

Ordinance Section 9-1-4 and 9 4 8.  Contact Central District Health for abandonment 
procedures and inspections (208)375-5211. 

9. Street signs are to be in place, sanitary sewer and water system shall be approved and 
activated, road base approved by the Ada County Highway District and the Final Plat for this 
subdivision shall be recorded, prior to applying for building permits. 
 

10. A letter of credit or cash surety in the amount of 110% will be required for all uncompleted 
fencing, landscaping, amenities, etc., prior to signature on the final plat. 

 

11. All improvements related to public life, safety and health shall be completed prior to 
occupancy of the structures. Where approved by the City Engineer, an owner may post a 
performance surety for such improvements in order to obtain City Engineer signature on the 
final plat as set forth in UDC 11-5C-3B. 

 
12. Applicant shall be required to pay Public Works development plan review, and construction 

inspection fees, as determined during the plan review process, prior to the issuance of a plan 
approval letter.  

 
13. It shall be the responsibility of the applicant to ensure that all development features comply 

with the Americans with Disabilities Act and the Fair Housing Act. 
 
14. Applicant shall be responsible for application and compliance with any Section 404 

Permitting that may be required by the Army Corps of Engineers. 
 
15. Developer shall coordinate mailbox locations with the Meridian Post Office. 
 
16. Compaction test results shall be submitted to the Meridian Building Department for all 

building pads receiving engineered backfill, where footing would sit atop fill material. 
 
17. The design engineer shall be required to certify that the street centerline elevations are set a 

minimum of 3-feet above the highest established peak groundwater elevation.  This is to 
ensure that the bottom elevation of the crawl spaces of homes is at least 1-foot above. 

 
18. The applicants design engineer shall be responsible for inspection of all irrigation and/or    

drainage facility within this project that do not fall under the jurisdiction of an irrigation 
district or ACHD. The design engineer shall provide certification that the facilities have been 
installed in accordance with the approved design plans. This certification will be required 
before a certificate of occupancy is issued for any structures within the project.  

 
19. At the completion of the project, the applicant shall be responsible to submit record drawings 

per the City of Meridian AutoCAD standards.  These record drawings must be received and 
approved prior to the issuance of a certification of occupancy for any structures within the 
project.  

 
20. A street light plan will need to be included in the civil construction plans. Street light plan 

requirements are listed in section 6-5 of the Improvement Standards for Street Lighting. A 
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copy of the standards can be found at 
http://www.meridiancity.org/public_works.aspx?id=272. 

 
21. The City of Meridian requires that the owner post to the City a performance surety in the 

amount of 125% of the total construction cost for all incomplete sewer, water and reuse 
infrastructure prior to final plat signature. This surety will be verified by a line item cost 
estimate provided by the owner to the City. The surety can be posted in the form of an 
irrevocable letter of credit, cash deposit or bond. Applicant must file an application for surety, 
which can be found on the Community Development Department website.  Please contact 
Land Development Service for more information at 887-2211. 

 
22. The City of Meridian requires that the owner post to the City a warranty surety in the amount 

of 20% of the total construction cost for all completed sewer, water and reuse infrastructure 
for duration of two years. This surety will be verified by a line item cost estimate provided by 
the owner to the City. The surety can be posted in the form of an irrevocable letter of credit, 
cash deposit or bond. Applicant must file an application for surety, which can be found on the 
Community Development Department website.  Please contact Land Development Service 
for more information at 887-2211. 

 
D. MERIDIAN FIRE DEPARTMENT 

https://weblink.meridiancity.org/WebLink/DocView.aspx?id=239381&dbid=0&repo=MeridianC
ity 

E. MERIDIAN POLICE DEPARTMENT 

https://weblink.meridiancity.org/WebLink/DocView.aspx?id=239381&dbid=0&repo=MeridianC
ity 

F. SETTLLERS IRRIGATION 

https://weblink.meridiancity.org/WebLink/DocView.aspx?id=239143&dbid=0&repo=MeridianC
ity 

G. NAMPA & MERIDIAN IRRIGATION DISTRICT 

https://weblink.meridiancity.org/WebLink/DocView.aspx?id=240462&dbid=0&repo=MeridianC
ity 

H. COMPASS 

https://weblink.meridiancity.org/WebLink/DocView.aspx?id=240472&dbid=0&repo=MeridianC
ity 

I. DEPARTMENT OF ENVIRONMENTAL QUALITY 

https://weblink.meridiancity.org/WebLink/DocView.aspx?id=239400&dbid=0&repo=MeridianC
ity 

  

http://www.meridiancity.org/public_works.aspx?id=272
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=239381&dbid=0&repo=MeridianCity
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=239381&dbid=0&repo=MeridianCity
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=239381&dbid=0&repo=MeridianCity
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=239381&dbid=0&repo=MeridianCity
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=239143&dbid=0&repo=MeridianCity
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=239143&dbid=0&repo=MeridianCity
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=240462&dbid=0&repo=MeridianCity
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=240462&dbid=0&repo=MeridianCity
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=240472&dbid=0&repo=MeridianCity
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=240472&dbid=0&repo=MeridianCity
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=239400&dbid=0&repo=MeridianCity
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=239400&dbid=0&repo=MeridianCity
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IX. FINDINGS 

A. ANNEXATION AND / OR REZONE (UDC 11-5B-3E) 

Required Findings: 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; 

 
Commission finds annexation of the subject site with an R-8 zoning designation is consistent with 
the Comprehensive Plan MDR FLUM designation for this property, if the Applicant complies 
with the provisions in Section VII. 
 

2. The map amendment complies with the regulations outlined for the proposed district, specifically 
the purpose statement; 

 
Commission finds the lot sizes and layout proposed will be consistent with the purpose statement 
of the residential districts in that housing opportunities will be provided consistent with the 
Comprehensive Plan. 
 

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

Commission finds that the proposed zoning map amendment would be detrimental to the public 
health, safety, or welfare. Commission recommends Council consider any oral or written 
testimony that may be provided when determining this finding. 

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 

Commission finds that the proposed zoning amendment could result in adverse impact upon the 
delivery of services by any political subdivision providing services to this site. 

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

Commission finds the proposed annexation is not in the best interest of the City. 

B.  PRELIMINARY PLAT (UDC 11-6B-6) 

In consideration of a preliminary plat, combined preliminary and final plat, or short plat, the 
decision-making body shall make the following findings: (Ord. 05-1170, 8-30-2005, eff. 9-15-
2005) 

1. The plat is in conformance with the comprehensive plan and is consistent with this unified 
development code; (Ord. 08-1372, 7-8-2008, eff. 7-8-2008) 

Commission finds the proposed plat is generally in conformance with the UDC if the 
Applicant complies with the conditions of approval in Section VII. 

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

Commission finds public services may not be available to the subject property and will not be 
adequate to accommodate the proposed development. 
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3. The plat is in conformance with scheduled public improvements in accord with the city's 
capital improvement program; 

Commission finds the proposed plat is not in substantial conformance with scheduled public 
improvements in accord with the City’s CIP. 

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

 Commission finds there is public financial capability of supporting services for the proposed 
development. 

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

  Commission finds the proposed development will be detrimental to the public health, safety 
or general welfare. 

6. The development preserves significant natural, scenic or historic features. (Ord. 05-1170, 8-
30-2005, eff. 9-15-2005) 

There are several laterals along the property that will be piped, but are not natural features. 
According to the landscape plan, there are no healthy trees onsite meeting the requirements 
for preservation.  
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