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I. PROJECT OVERVIEW

A.

C.

D.

Summary

Annexation of 6.90 acres of land from the R-1 zone in Ada County to the C-C (Community
Business District district) zone to develop two (2) vertically integrated residential structures
featuring 90 dwelling units and 20,134 square feet of commercial space; conditional use permit to
develop one (1) multi-family building consisting of 64 dwelling units on 5.89 acres in the
proposed C-C zone. NOTE: The CUP is only required the multi-family portion of this
development. Vertically integrated residential projects are listed as principally permitted
uses in the C-C zone.

Issues/Waivers

Staff acknowledges that this is a challenging project, given the undeveloped surrounding
properties, including the out-parcel at the center of this site and the extension of the future
collector roadway to the east. Commission and Council should rely on all relevant
information when determining if this is in the best interest of the City to annex this

property.

Recommendation

Commission recommendation: Denial
Decision

Select: Pending.
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II. COMMUNITY METRICS

Table 1: Land Use

Description Details Map Ref.
Existing Land Use(s) Single-family Residential and Vacant land -
Proposed Land Use(s) Multi-family Development & Vertically Integrated -
Residential
Existing/Proposed Zoning Estate Residential (R1)/Community Business District (C- V.A2
C
Future Land Use Designation l\/zixed Use-Regional (MU-R) V.A3
Table 2: Process Facts
Description Details
Preapplication Meeting date Tuesday, November 14, 2023
Neighborhood Meeting 10/25/2023
Site posting date 10/24/2024
Table 3: Community Metrics
Agency / Element Description / Issue Reference
Ada County Highway District I.K

e Comments Received Yes, Staff Report -

o Commission Action Required No -

e Access One access is proposed via S. Rolling Hill Drive/Local -

(existing) via Overland Road from the west; One access is
proposed via E. View Circle/Collector (new proposed
collector street) from the north; One access is proposed via
the future collector to be built (extension of Movado Way)
from the east.

o Traffic Level of Service See Figure 2 Below -
ITD Comments Received No HL.L
Meridian Fire A full fire plan review shall be completed prior to I.C

construction.
Meridian Police N/A 1L.D
Meridian Public Works Wastewater | See Section IV B; Impacts or Concerns: No 1L.B
Meridian Public Works Water See Section IV B; Impacts or Concerns: No II1.B
School District(s) 1.J
¢ Distance -

o Capacity of Schools
e Number of Students Enrolled

See City/Agency Comments and Conditions Section and public record for all department/agency comments received.
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Figure 1: One-Mile Radius Existing Condition Metrics

Reference Parcel: R7555000050 Date Retrieved:2024/9/6
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Figure 2: ACHD Summary Metrics
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III. STAFF ANALYSIS
Comprehensive Plan and Unified Development Code (UDC)

A. General Overview

Land Use: The Future Land Use Map (FLUM) contained in the Comprehensive Plan designates
this property as Mixed Use — Regional (MU-R).

The purpose of the MU-R designation is to provide a mix of employment, retail, and residential
dwellings and public uses near major arterial intersections. The intent is to integrate a variety of
uses together, including residential, and to avoid predominantly single-use developments such as
a regional retail center with only restaurants and other commercial uses. Developments should be
anchored by uses that have a regional draw with the appropriate supporting uses. The
developments are encouraged to be designed consistent with the conceptual MU-R plan.

The site is currently surrounded by R1 and RUT residential county properties to the north, east,
and west, with a few single-family residents remaining along Rolling Hill Drive & E. View
Circle. Additionally, commercial space is located at the end of Rolling Hill Drive, including a
Top Golf facility, commercial office, restaurants, and Eagle View Apartments comprising 396
units. To the south directly across Overland Road are Silverstone Apartments consisting of 312
residential units and Movado Village Apartments consisting of 50 residential units.
Furthermore, the property on the northwest corner of Rolling Hill Drive and Overland (abutting
this project) is an active commercial roofing company located in the C-G zoning district.

The Applicant proposes to develop the site with two vertically integrated residential buildings,
which include 20,134 square feet of commercial space and 90 residential dwelling units, and one
(1) multi-family building consisting of 64 dwelling units (154 total units). The site is located near
S. Eagle Rd. and E. Overland Rd., a major arterial intersection, and the Eagle Rd./I-84
interchange. The proposed commercial space is designed to offer the owner flexibility to divide
the spaces as needed for future tenants, who will provide employment opportunities and services
for residents with this development and the surrounding area. According to the Applicant’s
narrative, future tenants proposed for the commercial spaces will include boutique retail shops,
restaurants, coffee shops, and medical and business offices. Additionally, Pedestrian walkways
are proposed for interconnectivity within the overall site area. 4 Mixed-Use Regional project
should demonstrate a positive integration with the surrounding properties, offering a blend of
residential, commercial, and recreational spaces that align with the overall regional
development vision. The purpose of MU-R is to foster a sense of community and enhance the
Sfunctionality of the area. However, a notable issue with the proposed development is the
creation of a county enclave that lacks seamless integration with the project. Additionally, the
disconnect with the property to the east presents several concerns. The development, as
currently designed, seems to create a physical or functional boundary that isolates the eastern
property, rather than encouraging a continuous flow between the properties including the
surrounding area. This lack of integration may hinder interaction, disrupt cohesive
infrastructure, and prevent coordinated land uses, causing a sense of isolation, particularly for
the county enclave, from overall broader regional growth dynamics. Furthermore, with
approximately 760 multi-family units already within the vicinity, Commission and Council
should evaluate whether the City necessitates additional multi-family housing in this area.

In reviewing development applications, the following items will be considered in all Mixed-

Use areas, per the Comprehensive Plan (pg. 3-13, prior to the March 5, 2024 Revisions):

(Staff’s analysis in italics)

*  “A mixed-use project should include at least three types of land uses. Exceptions may be
granted for smaller sites on a case-by-case basis. This land use is not intended for high
density residential development alone.”
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The proposed development includes a vertically integrated residential project and a multi-family
residential development (i.e. apartment), which will add to the variety of uses in the larger MU-R
designated area to the north and south consisting of office, retail, entertainment, restaurants,
hotel uses, and multi-family residential.

*  “Where appropriate, higher density and/or multi-family residential development is encouraged
for projects with the potential to serve as employment destination centers and when the
project is adjacent to US 20/26, SH-55, SH-16 or SH-69.”

The proposed multi-family high-density development should provide housing options in close
proximity to nearby employment uses in the immediate area.

* “Mixed Use areas are typically developed under a master or conceptual plan; during an
annexation or rezone request, a development agreement will typically be required for
developments with a Mixed-Use designation.”

A site plan was submitted with the proposed annexation application for the subject property,
which is located within the MU-R designation. It is recommended that a Development Agreement
be included as a provision of annexation, tying future development to this plan and adhering to
the general guidelines for mixed-use developments, specifically the MU-R designation.

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

The site plan depicts a common open space area and plaza area adjacent to Building C that
appears to meet this guideline. The common open space and plaza area are counted towards the
open space requirements for the proposed multi-family development.

* “The site plan should depict a transitional use and/or landscaped buffering between
commercial and existing low- or medium-density residential development.”

Multi-family residential and commercial uses are proposed on this site, which is adjacent to
existing rural residential properties. The proposed development will serve as a transition and
buffer to commercial uses on the west and the out parcel in the center of this development.
Additionally, a 25-foot wide landscaped buffer is required along the northern and western
boundaries of the site, where it borders existing residential areas, in accordance with the C-C
zoning district regulations.

*  “Community-serving facilities such as hospitals, clinics, churches, schools, parks, daycares,
civic buildings, or public safety facilities are expected in larger mixed-use developments.”

No such uses are specifically proposed in this development — the tenants of the commercial
spaces are unknown at this time, however, St. Luke’s hospital, daycare, and other medical offices
are in the immediate area.

*  “Supportive and proportional public and/or quasi-public spaces and places including but not
limited to parks, plazas, outdoor gathering areas, open space, libraries, and schools are
expected; outdoor seating areas at restaurants do not count.”

An outdoor plaza/gathering area and common grass area are depicted on the conceptual
development plan between Building C on the western portion of the site. Details should be
submitted with development of these buildings that demonstrate compliance with this guideline.

*  “Mixed-use areas should be centered around spaces that are well-designed public and quasi-
public centers of activity. Spaces should be activated and incorporate permanent design
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elements and amenities that foster a wide variety of interests ranging from leisure to play.
These areas should be thoughtfully integrated into the development and further placemaking
opportunities considered.”

The proposed conceptual development plan includes a plaza/gathering area and a common
grassy area between Building C on the western portion of the site. These areas are intended to
serve as the heart of the development, providing a focal point for community interaction. The
site/landscape plan features artistic bench seating adjacent to the green space, offering an area
for leisure and recreation. Further amenities for the multi-family development include a pool
and bike repair station. Additionally, a pedestrian circulation network is proposed around the
perimeter of the overall development and throughout the site, enhancing pedestrian walkability

within the development and to Overland Road only. Furthermore, a 10-foot pathway is required
along Overland Road and the northern boundary adjacent to Five Mile Creek. However, there
will be a gap along Overland Road in front of the out parcel in the center of this development,
which is not preferred.

*  “All mixed-use projects should be directly accessible to neighborhoods within the section by
both vehicles and pedestrians.”

The proposed development is directly accessible by vehicle to residents to the north via S.
Rolling Hill Dr and E. View Circle, with a proposed connection across the canal. A future
collector road, Movado Way, will bisect the northeast corner of this site. The Applicant has
depicted cross-access to the County enclave in the center of the proposed project, and has
illustrated how this parcel could be developed in the future. However, there are no pedestrian
pathway stubs to this site from the adjacent County and commercial properties. Although the
Applicant proposes a 10-foot pathway along Overland Road and a pathway along the northern
boundary of this site adjacent to the Five Mile Creek, these pathways do not connect to any
destinations and are stubbed to the surrounding properties. The proposed pathways do not link
the mixed-use project with nearby parks, schools, shopping areas, or other neighborhood
amenities, except for the potential future commercial tenants in the proposed vertically
integrated buildings. A mixed-use project should integrate seamlessly with the surrounding
area to enhance connectivity, foster community, and improve the local environment. However,
the proposed development isolates itself from the surrounding area and fails to provide
integration or connectivity with its surroundings.

S. Rolling Hill Dr. is currently a substandard street and lacks pedestrian facilities; ACHD is
requiring off-site improvements with this application consisting of a sidewalk along one side of
Rolling Hill and pavement widening. Furthermore, a portion of the future collector to be built on
the east is contingent on the development of the properties to the east and north. According to
ACHD’s Staff Report, the Applicant is required to construct View Circle as % of a 36-foot wide
residential collector roadway with curb, gutter, and a 10-foot wide pathway as required by the
Meridian Pathway Master Plan.

Staff recommends that the proposed pathway provided along the northern boundary adjacent to
the Five Mile Creek be widened to 10-feet in width as required by the Meridian Master Pathways
Plan.

*  “Alleys and roadways should be used to transition from dissimilar land uses, and between
residential densities and housing types.”

A 25-foot wide densely landscaped buffer and a driveway is proposed along the western and
northern boundary of the site as a transition and buffer between existing rural residential
properties and the proposed high-density multi-family residential development. A 5-foot
landscape buffer is proposed along the eastern boundary of the site adjacent to the parking stalls.
The Applicant illustrates an approximately 40-foot wide landscape buffer on the property to the
east along with the layout for the potential future collector roadway. This is concerning because
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this configuration could make it difficult to integrate with the surrounding properties as
envisioned by the Plan.

*  “Because of the parcel configuration within Old Town, development is not subject to the
Mixed-Use standards listed herein.”

The subject property is not located in Old Town; therefore, this item is not applicable.
In reviewing development applications, the following items will be considered in MU-R areas,
per the Comprehensive Plan (pgs. 3-16 thru 3-17):

*  Development should generally comply with the general guidelines for development in all
Mixed-Use areas.

Staff’s analysis on the proposed project’s compliance with these guidelines is included above.

* Residential uses should comprise a minimum of 10% of the development area at gross densities
ranging from 6 to 40 units/acre. There is neither a minimum nor maximum imposed on non-retail
commercial uses such as office, clean industry, or entertainment uses. The total development area
consists of 5.89 acres, the multi-family residential and vertically integrated residential project
consists of 5.89 acres in accord with this guideline. Multi-family apartments are proposed at a
gross density of 26.15 units/acre, which falls within the desired density range.

* Retail commercial uses should comprise a maximum of 50% of the development area.

A mix of non-residential commercial uses will be provided on 5% of the development area in
accord with this guideline. Retail uses are expected to comprise only a small portion of the
development.

Where the development proposes public and quasi-public uses to support the development, the
developer may be eligible for additional area for retail development (beyond the allowed 50%),
based on the ratios below:

» For land that is designated for a public use, such as a library or school, the developer is
eligible for a 2:1 bonus. That is to say, if there is a one-acre library site planned and
dedicated, the project would be eligible for two additional acres of retail development.

» For active open space or passive recreation areas, such as a park, tot-lot, or playfield, the
developer is eligible for a 2:1 bonus. That is to say, if the park is 10 acres in area, the site
would be eligible for 20 additional acres of retail development.

* For plazas that are integrated into a retail project, the developer would be eligible for a 6:1
bonus. Such plazas should provide a focal point (such as a fountain, statue, and water
feature), seating areas, and some weather protection. That would mean that by providing a
half-acre plaza, the developer would be eligible for three additional acres of retail
development.

This guideline is not applicable as no public/quasi-public uses are proposed in the MU-R
designated area on this site.

UNIFIED DEVELOPMENT CODE ANALYSIS (UDC)

Annexation: The proposed annexation is for 6.90-acres of land with a C-C (Community
Business District) zoning district. The proposed use of the property includes multi-family
residential apartments and a vertically integrated residential project. A multi-family development
requires approval of a CUP in the C-C zoning district and is subject to the specific use standards
outlined in UDC 11-4-3-27; a vertically integrated residential project is principally permitted in
the C-C zoning district and is subject to the specific use standards outlined in UDC 11-4-3-41.

The proposed C-C zoning district is consistent with the associated MU-R FLUM designation as
are the proposed uses.
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The property is contiguous to City annexed land and is within the City’s Area of City Impact
boundary. A legal description and exhibit map of the overall annexation area is included in
Section VILK.

The City may require a development agreement (DA) in conjunction with an annexation pursuant
to Idaho Code section 67-6511A. Staff recommends a DA is required with this application,
containing the provisions noted in Section IV.G., as discussed herein.

Conditional Use Permit (CUP): A CUP is requested for a multi-family development
comprising of one (1) multi-family building consisting of 64 dwelling units on 5.89 acres of land
in the proposed C-C zoning district. Unit types consist of 94 1-bedroom and 60 2-bedroom units.
The proposed gross density of the development is 26.15 units per acre, which is consistent with
that desired in MU-R designated areas.

Table 4: Project Overview

Description Details

History None

Phasing Plan No Phasing Plans are proposed

Residential Units 94 1-Bedroom units & 60 2-Bedroom units; 154 Multi-Family units

Open Space 5.89 Acres (256,568 SF)/10% = 25,657 SF/50% of Buffers = §,488/250 SF
Per Unit = 38,500 SF

Amenities 4 Amenities provided (Fitness Center, Plaza, Pool, Bike Repair Station)

Physical Features Five Mile Creek runs along the northern boundary of the site

Acreage 6.90 acres Annexation; 5.89 Conditional Use Permit

Lots 5 Lots

Density Gross Density 22.31/Net Density 26.15

Figure 4: Project Metrix
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Project Facts Acreage by Type Primary Zoning %
Non
Comp Plan Designation Res.,

Mixed use Regional 0.5

Residential Unit Types

0 Single-family

. . O Res., @B cC
154  Multi-family 5.9 100%
Allowed Density Ranges Dwelling Unit Allowance Trip Generation
é‘ N Averages
a 2 500 1,500 % 8000
4]
v < @ 2
8 < 400 = T 6000
i) =
& 2 300 2000 =
Py 2 € amProposed c S 4000 € =Proposed
= € g Proposed 1] !
5 5 200 g 500 g
- = 100 e a 2000
€ £ =
s S 0.0 - -

OProposed Project

Notes: See VI. Additional Notes & Details for Staff Report Maps, Tables, and Charts.
B. Site Development and Use Analysis
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1. Existing Structures/Site Improvements (UDC 11-1):

There are four (4) existing structures on this site (5 parcels total); the four (4) homes and
accessory structures should be removed prior to development occurring on the property.
Additionally, the buildings currently reside on property lines. Staff recommends that the
Applicant modify the property boundaries by submitting a Property Boundary Adjustment
(PBA) application to the Planning Division, to be processed concurrently with the future
CZC application.

2. Proposed Use Analysis (UDC 11-2):
The proposed multi-family development comprises one (1) building (64 units), including a
vertically integrated residential project in Building type B & C, totaling 20,134 square feet of
commercial space featuring 90 dwelling units . The multi-family development requires a
CUP, while the vertically integrated residential project is a principally permitted use in the C-
C (Community Business district) zoning district, in accordance with the Allowed Uses listed
in the Commercial Districts Table 11-2A-2. A multi-family development is subject to the
specific standards in UDC 11-4-3-27 and a vertically integrated residential project is subject
to the specific use standards in UDC 11-4-3- 41.

3. Specific Use Standards (UDC 11-4-3): 11-4-3-27. Multi-family development.

Multi-family developments with multiple properties shall be considered as one (1) property
for the purpose of implementing the standards set forth in this section.

A. Purpose.

1. Toimplement the goals and policies of the Comprehensive Plan:
a. Plan for safe, attractive, and well-maintained neighborhoods that have ample open
space, and generous amenities that provide varied lifestyle choices.
b. Require the design and construction of pathways connections, easy pedestrian and
bicycle access to parks, safe routes to schools, and the incorporation of usable open
c. space with quality amenities as part of new multi-family residential and mixed-use
developments.

2. To create multi-family housing that is safe and convenient and that enhances the quality

of life of its residents.

a. To create quality buildings and designs for multi-family development that enhance the
visual character of the community.

b. To create building and site design in multi-family development that is sensitive to and
well-integrated with the surrounding neighborhood.

c. To create open space areas that contribute to the aesthetics of the community, provide
an attractive setting for buildings, and provide safe, interesting outdoor spaces for
residents.

B. Site design. (See Staff’s analysis in bold)

1. Residential buildings shall provide a minimum setback of ten (10) feet unless a greater
setback is otherwise required by this title and/or Title 10 of this Code. Building setbacks
shall take into account windows, entrances, porches and patios, and how they impact
adjacent properties. The Applicant has not provided setback measurements from the
that the buildings may meet the setback in some areas. The Applicant should include
the setback with the plans submitted with the CZC application.

2. All on-site service areas, outdoor storage areas, waste storage, disposal facilities, and
transformer and utility vaults shall be located in an area not visible from a public street,
or shall be fully screened from view from a public street. The site plan depicts screened
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trash enclosures not visible from a public street; all proposed transformer/utility vaults
and other service areas shall comply with this requirement.

3. A minimum of eighty (80) square feet of private, usable open space shall be provided
for each unit. This requirement can be satisfied through porches, patios, decks, and/or
enclosed yards. Landscaping, entryway and other accessways shall not count toward this
requirement. In circumstances where strict adherence to such standard would create
inconsistency with the purpose statements of this section, the Director may consider an
alternative design proposal through the alternative compliance provisions as set forth in
Section 11-5B-5 of this title. The floor plans submitted with this application depict
patios and balconies; however, the plans do not include measurements for the square
footage of the patio/balconies. The site plan indicates that a minimum of 50 sf of patio
or /balcony space is provided for each dwelling unit. While the proposed 50 sf meets
+the requirements for Buildings C & B (as part of the vertically integrated residential
project), it does not meet the requirement for the multi-family Building A, which
requires 80 sf of private open space. The Applicant may also request Alternative
Compliance to allow the 50-square-foot patios, ensuring a consistent design
throughout the development, as outlined in Section 11-5B-5 of the UDC. Staff
recommends that the Applicant include the patio and balcony square footage
measurements on the floor plans with the future CZC submittal or apply for
Alternative Compliance as outlined in UDC 11-5B-5.

4. For the purposes of this section, vehicular circulation areas, parking areas, and private
usable open space shall not be considered common open space. The applicant has
included landscaping adjacent to parking areas and landscape islands within the
parking lot as part of the common open space calculations in the open space exhibit.

5. No recreational vehicles, snowmobiles, boats or other personal recreation vehicles shall
be stored on the site unless provided for in a separate, designated and screened area. The
Applicant shall adhere to this standard.

6. The parking shall meet the requirements set forth in Chapter 3, "Regulations Applying
To All Districts", of this title.

7. Developments with twenty (20) units or more shall provide the following:
a. A property management office. Located in clubhouse in Building C
b. A maintenance storage area. Located in clubhouse in Building C

c. A central mailbox location, including provisions for parcel mail, that provide safe
pedestrian and/or vehicular access. Located in clubhouse in Building C

d. A directory and map of the development at an entrance or convenient location for
those entering the development. Depict on site plan submitted with the future CZC

application.

The site plan submitted with the Certificate of Zoning Compliance application should
depict the location of these items in accord with this standard.

C. Common open space design requirements.

1. The total baseline land area of all qualified common open space shall equal or exceed ten
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(10) percent of the gross land area for multi-family developments of five (5) acres or
more. When multi-family is approved concurrently with single-family, the minimum
open space requirements in Section 11-3G-3 shall apply to the gross land area of entire
development. Open Space requirements differ for vertically integrated residential
projects and multi-family residential projects. Because the Applicant is requesting
annexation for the subject site, Staff is evaluating the project as a whole and
calculating the open space based on the multi-family requirements in the UDC. The
site consists of 5.89 acres, requiring 0.589 acres (25,657 square feet) of baseline open
space according to the standard. The Applicant is proposing 10 % of the baseline open
space that meets this requirement.

2. All common open space shall meet the following standards:

a. The development plan shall demonstrate that the open space has been integrated into
the development as a priority and not for the use of land after all other elements of

the development have been designed. Open space areas that has been given priority
in the development design have:

(1) Direct pedestrian access;
(2) High visibility;

(3) Comply with Crime Prevention through Environmental Design (CTED)
standards; and

(4) Support a range of leisure and play activities and uses. Irregular shaped,
disconnected or isolated open spaces shall not meet this standard.

b. Open space shall be accessible and well connected throughout the development. This
quality can be shown with open spaces that are centrally located within the
development, accessible by pathway and visually accessible along collector streets or
as a terminal view from a street.

c. The open space promotes the health and well-being of its residents. Open space shall
support active and passive uses for recreation, social gathering and relaxation to serve
the development.

Staff finds the proposed open space areas within the multi-family development comply with
these standards by providing open space that is well connected, highly visible, and
promotes health and well-being by supporting a range of leisure and play activities with the
proposed amenities and general design of the open space. See the submitted landscape plan
and rendering for a visual of compliance with this standard

3. Alternative compliance is available for the standards listed in subsections (C)1 and (C)2
above, if a project has a unique targeted demographic; utilizes other place-making design
elements in Old-Town or mixed-use future land use designations with collectively
integrated and shared open space areas.

4. All multi-family projects over twenty (20) units shall provide at least one (1) common
grassy area integrated into the site design allowing for general activities by all ages. This
area may be included in the minimum required open space total. Projects that provide
safe access to adjacent public parks or parks under a common HOA, without crossing an
arterial roadway, are exempt from this standard.
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a. Minimum size of common grassy area shall be at least five thousand (5,000) square
feet in area. This area shall increase proportionately as the number of units
increase and shall be commensurate to the size of the multi-family development
as determined by the decision-making body. Where this area cannot be increased
due to site constraints, it may be included elsewhere in the development.

b. Alternative compliance is available for the standards listed in subsections (C)1 and
(C)2 above, if a project has a unique targeted demographic; utilizes other place-
making design elements in Old-Town or mixed-use future land use designations with
collectively integrated and shared open space areas.

The submitted plans feature only one common grassy open space area of 5,000 square feet

in size.

5. Inaddition to the baseline open space requirement, a minimum area of outdoor common
open space shall be provided as follows:

a. One hundred fifty (150) square feet for each unit containing five hundred (500) or less
square feet of living area. Nomne of the units are below 500 square feet (s.f.) of
living area.

b. Two hundred fifty (250) square feet for each unit containing more than five hundred
(500) square feet and up to one thousand two hundred (1,200) square feet of living
area. There are 154 units proposed between 500 and 1,200 sf; therefore, a total
of 0.88 acres (38,500 square feet) of common open space is required.

c. Three hundred fifty (350) square feet for each unit containing more than one thousand
two hundred (1,200) square feet of living arca. None of the units are above 1,200
square feet of living area.

At a minimum, a total of 64,157 s. (or 1.47-acres) of outdoor common open space is
required to be provided in the proposed development. A total of approximately 63,000
square feet (or 1.45-acres) is proposed to be provided less than UDC standards. As
mentioned above, the Applicant included open space adjacent to the parking and
landscape islands within the parking lot, which are not usable for residents. Staff
supports the slight decrease in the outdoor common open space provided since the
vertically integrated residential project is not required to meet this requirement for 90 of
the 154 residential units. Furthermore, the Applicant has submitted a plan that illustrates
how the out-parcel in the center of this development could potentially be developed in the
future. The site plan includes an additional 16 1-bedroom units and 16 2-bedroom units,
which would require approximately an additional 9,157 square feet of outdoor common
open space. A large green space is proposed to the north that appears to meet the overall
requirement for future development. Overall, Staff finds that the proposed qualified open
space complies with the standards in 11-4-3-27C.

6. Common open space shall be not less than four hundred (400) square feet in area, and
shall have a minimum length and width dimension of twenty (20) feet. The Applicant
included areas that do not meet this requirement as part of the common open space
calculations. Staff has excluded these areas from the common open space count.

7. Inphased developments, common open space shall be provided in each phase of the
development consistent with the requirements for the size and number of dwelling units.
Staff is not aware of any phasing for the proposed multi-family project.
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8. Unless otherwise approved through the conditional use process, common open space areas
shall not be adjacent to collector or arterial street buffers unless separated from the street
by a berm or constructed barrier at least four (4) feet in height, with breaks in the berm or
barrier to allow for pedestrian access. The Applicant is not proposing any common open
space areas adjacent to E. Overland Road (arterial roadway).

9. Buffer(s): One hundred (100) percent of the landscape buffer along collector streets and
fifty (50) percent of the landscape buffer along arterial streets that meet the enhanced
buffer requirements below may count towards the required baseline open space.

a. Enhanced landscaping as set forth in Article 11-3B, Landscaping Requirements;
b. Multi-use pathways;

c. Enhanced amenities with social interaction characteristics;

d. Enhanced context with the surroundings.

» Enhanced landscaping: A4 35-feet landscape buffer is required along E. Overland
Road, as it is designated as an entry corridor. The Applicant counts 50% of the
landscape buffer along E. Overland Road (arterial roadway) towards the baseline
open space requirement. The proposed landscape buffer features a dry stream bed
design with boulders and shrubs north of the 10-foot wide detached pathway, with
trees located on the south side adjacent to E. Overland Road. Staff finds that the
proposed denser plantings meet the enhanced landscaping as outlined in UDC 11-
3B-7. Staff recommends that the Applicant specify the type of lawn and dry creek
rock in the plant schedule on the landscape plan.

» Multi-use pathways (UDC 11-3A-5): Goals 4.04.014 and Goal 4.04.02 of the
Comprehensive Plan emphasize the importance of ensuring that new development
and subdivisions connect to the surrounding pathway system and link pathways to
important pedestrian generators, environment features, historic landmarks, public
facilities, Town Centers, and business districts. The Applicant proposes a pathway
along Five Mile Creek on the northern portion of the site, with trees and shrubs
lining both sides. As noted above, the pathway should be widened to 10-feet in width
as required by the Meridian Master Pathways Plan. Additionally, a 10-foot wide
pathway is proposed along E. Overland Road, providing access to key areas within
the development. However, there will be a gap along Overland Road in front of the
outparcel at the center of this development, which is not ideal. Although the
pathways are designed for walking, jogging, cycling, or other forms of active
transportation, the pathway along Five Mile Creek does not extend beyond this site.
Despite these limitations, Staff finds that the Applicant meets the intent of this
requirement.

» Enhanced amenities with social interaction characteristics: The Applicant is
proposing a plaza area and open grassy space adjacent to Building C, as well as a
pool adjacent to Building A, to encourage social interaction among residents, future
commercial tenants, and visitors. These amenities should be designed to be
strategically placed to draw people in and create a sense of community. Staff
believes that the Applicant meets the intent of this requirement.

» Enhanced context with the surroundings: 7he Applicant has designed the buffer
zones to complement the existing neighborhood and adjacent properties as much as
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possible. The proposed landscaping and amenities aim to create a smooth transition
between different land uses, considering factors like views, access points, and
neighborhood connectivity. As mentioned above, Staff acknowledges that this is a
challenging project, given the undeveloped surrounding properties, including the
out-parcel at the center of this site and the future collector roadway. Commission
and Council should rely on all relevant information when determining if this is the
right timing for this project.

D. Site development amenities.

1. All multi-family developments shall provide for quality of life, open space and
recreation amenities to meet the particular needs of the residents as follows:

a.  Quality of life.

(1)
)
)
4)
)
(6)
(7)
®)

Clubhouse.

Fitness facilities.

Enclosed bike storage.
Public art such as a statue.
Dog park with waste station.
Commercial outdoor kitchen.
Fitness course.

Enclosed storage

b.  Open space.

(1
(2)
3)
“4)

Community garden.

Ponds or water features.

Plaza.

Picnic area including tables, benches, landscaping and a structure for
shade.

c. Recreation.

(D) Pool.
2) Walking trails.
3) Children's play structures.
4 Sports courts.
d. Multi-modal amenity standards.
(D Bicycle repair station.
2) Park and ride lot.
3) Sheltered transit stop.
4 Charging stations for electric vehicles.
2. The number of amenities shall depend on the size of multi-family development as
follows:
a. For multi-family developments with less than twenty (20) units, two (2)

amenities shall be provided from two (2) separate categories.

b. For multi-family development between twenty (20) and seventy-five (75) units,
three (3) amenities shall be provided, with one (1) from each category.
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c. For multi-family development with seventy-five (75) units or more, four (4)
amenities shall be provided, with at least one (1) from each category.

d. For multi-family developments with more than one hundred (100) units, the
decision-making body shall require additional amenities commensurate to the
size of the proposed development.

3. The decision-making body shall be authorized to consider other improvements in
addition to those provided under this subsection D, provided that these improvements
provide a similar level of amenity.

As noted above, Staff is evaluating the project as a whole and calculating the site amenities
based on the multi-family requirements in the UDC. To satisfy the specific use standards
for the proposed 154 multi-family units the decision-making body may deem if the
proposed amenities for the multi-family development are sufficient. According to the
submitted plans and narrative, the applicant believes they have included four qualifying
amenities, each from a different category. The proposed amenities consist of the following:

Swimming pool

Fitness center

10-foot wide pathway that runs along the Ten Mile Creek
Bike repair station

VVVY

All amenities are located within the central open space lot adjacent to Buildings A and C.
Staff recommends that the Applicant add a picnic area that includes tables, benches, and a
structure for shade in the open space grassy area by the pool to enhance recreational
options for the residents. Overall, the proposed amenities satisfy the required standards.

E. Landscaping requirements.

1. Development shall meet the minimum landscaping requirements in accord with
Chapter 3, "Regulations Applying To All Districts", of this Title.

» Landscape buffers along streets: Required street buffer widths are as follows: 35-
foot along E. Overland Road (arterial roadway), 20-foot along S. Rolling Hill Drive
(local street), 20-foot along E. View Circle (future collector — north), and 20-foot
along N. Movado Way (future collector -east). The Applicant is depicting a 5-foot
wide landscape buffer on the east side adjacent to the parking and illustrating an
approximate 44-foot wide buffer with the new collector street on the property to the
east. A calculations table is included on the landscape plan submitted with this

application demonstrating compliance with the requirements outlined in UDC 11-3B-
7.

» Parking lot landscaping: The landscape plan appears to meet the requirements
outlined in UDC 11-3B-8 for all perimeter and internal landscaping planters.

» Landscape buffers to adjoining uses: The landscape plan appears to comply with
the requirements outlined in UDC 11-3B-9.

» Tree preservation 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). Deciduous specimen trees four-inch caliper or greater may
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count double towards total calipers lost, when planted at entryways, within common
open space, and when used as focal elements in landscape design.

No mitigation is required in the following:

(1) Existing prohibited trees within the property boundary of the project;

(2) Existing dead, dying, or hazardous trees certified prior to removal by the City of
Meridian Parks Department Arborist;

(3) Trees that are required to be removed by another governmental agency having
Jurisdiction over the project.

Staff recommends that the Applicant include tree mitigation notes on the Landscape

plan submitted with the future CZC Application.

» Pathway landscaping: The landscape plan appears to comply with the requirements
outlined in UDC 11-3B-12.

2. All street facing elevations shall have landscaping along their foundation. The
foundation landscaping shall meet the following minimum standards:

a. The landscaped area shall be at least three (3) feet wide.

b. For every three (3) linear feet of foundation, an evergreen shrub having a
minimum mature height of twenty-four (24) inches shall be planted.

c.  Ground cover plants shall be planted in the remainder of the landscaped area.

The submitted landscape plans indicate that the Applicant is in compliance with this
standard.

F. Maintenance and ownership responsibilities. All multi-family developments shall record
legally binding documents that state the maintenance and ownership responsibilities for
the management of the development, including, but not limited to, structures, parking,
common areas, and other development features.

The applicant shall comply with this requirement and provide said document at the
time of CZC submittal.

G. Police access under exigent circumstances. Multifamily developments with units that take
access via secured common corridors shall install and maintain a keyless entry system, or
suitable alternative, to provide police access to the common corridors under exigent
circumstances. The keyless entry system or alternative shall be subject to review and
approval by the Meridian Police Department.

The Applicant should work with the Police Dept. on a plan for emergency police access
into each building entry point using a multi-technology keypad.

C. Design Standards Analysis

1. Existing structure and Site Design Standards (Comp Plan, UDC 11-34-19):
A. Purpose.

1. Encourage site design that provides an interconnected network of walkways, pathways,
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streets, and/or drive aisles that combined promote pedestrian and vehicular mobility
within the development and connect to adjacent developments.

2. To facilitate the efficient movement of traffic into, out of, and through a site, protect
pedestrian and bicycle users, establish an aesthetically consistent street presence and limit
the visual impacts of large parking areas on a site.

The proposed multi-family and vertically integrated residential project incorporates a
thoughtfully designed network of internal walkways, pathways, and drive aisles that
enhance mobility and connectivity within the development. The site layout prioritizes
pedestrian access, with pathways that link key areas within the development, including
residential units, commercial spaces, and community amenities. The proposed pathway
along E. Overland extends outward to connect with existing sidewalks between
neighborhoods and the commercial development to the east. However, Staff finds that if
the surrounding properties were developed, it would create a more seamless transition with
defined pedestrian routes, further ensuring safety, and accessibility, and promoting a
walkable, interconnected community environment.

The site layout includes well-placed access points and drive aisles that facilitate smooth
vehicular movement, reducing congestion and providing clear entry and exit routes.
Parking areas are strategically placed to minimize visual impact, incorporating landscape
buffers, trees, and planters that maintain an attractive street presence.

Additionally, the Applicant has extended the drive aisles and pedestrian connections for
cross-access to the out-parcel within the center of this development. Staff would like to see
the drive aisles stubbed to this parcel line-up directly across from each other for easier
vehicle maneuvering. Furthermore, Staff recommends that the Applicant revise the
landscape plan to include cross-access to the outparcel to match the site plan.

Goal 2.01.01K of the Comprehensive Plan emphasizes strategically locating higher-density
housing near key corridors with existing or planned transit routes. This site is located within
a third of a mile from bus stops to the west at the northeast and southeast corners of Overland
and Eagle Road (H-55), as well as at the southwest and northwest corners of Overland Road
and Cloverdale. Additionally, a project to the east was recently approved by the City of
Boise, which supports the addition of a new bus stop between the project site and Cloverdale.
Furthermore, this development is near employment centers and commercial areas, reducing
commute times and supporting a potential live-work environment in the future.

Goal 2.01.02D of the Comprehensive Plan emphasizes incorporating design elements that
ensure a safe, attractive, and well-maintained neighborhood. The development includes
ample open spaces, such as landscaped green areas, a plaza, and pool, which provides
residents with spaces for recreation and relaxation. Amenities, such as walking paths, a
fitness center, a bike repair station, and social gathering areas, are integrated to support a
variety of lifestyles. Overall, the development, along with the future commercial tenant
spaces, will promote an inclusive community environment that caters to diverse needs and
preferences.

2. Parking (UDC 11-3C):

Off-street vehicle parking is required for the proposed multi-family dwellings and vertically
integrated residential project as set forth in UDC Table 11-3C-6.

» Residential parking analysis

Based on (24) 2-bedroom units and (40) 1-bedroom units for the multi-family portion of
the development, a minimum of 114 parking spaces are required, including six (6) spaces
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for guest parking, with 64 of those in a covered carport or garage. Accessible parking is
required in accord with ADA standards.

Based on (36) 2-bedroom units and (54) 1-bedroom units for the vertically integrated
residential project portion of the development, a minimum of 108 parking spaces are
required. Accessible parking is required in accord with ADA standards.

A total of 281 spaces are proposed, including 125 covered spaces, exceeding the
minimum requirement (222 required). However, the Applicant is proposing eleven (11)
compact stalls on the west side of the out-parcel. Staff recommends that the Applicant
shift Building C and the associated parking 2 -feet to the west, as there is sufficient
space within the 20-foot buffer required adjacent to Rolling Hill Drive.

» Bicycle parking analysis

Based on 281 vehicle parking spaces, a minimum of eleven (11) bicycle parking spaces
should be provided in accord with the standards listed in UDC 11-3C-5C (30 bicycle
space are provided). Five (5) bicycle racks capable of holding a minimum of six (6)
bicycles, are provided throughout the development for residents and guests in accord with
the standards listed in UDC 11-3C-5C.

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

Goals 5.01.02D and 5.01.02A of the Comprehensive Plan emphasize the importance of
building design and landscaping in buffering, screening, beautifying, and integrating
commercial, multifamily, and parking areas with existing neighborhoods. The schematic
renderings for the proposed 4-story structures, detailed in Section V.J, reveal a design
utilizing a mix of brick, metal siding, and stucco and fiber cement accents in a neutral color
scheme.

The final design of all buildings must comply with the standards outlined in the Architectural
Standards Manual. The applicant has revised the elevations to better align with the
surrounding buildings and the city’s architectural standards, reflecting a commitment to
meeting the design and aesthetic requirements.

4. Fencing (UDC 11-34-6, 11-34-7):
All fencing is required to comply with the standards listed in UDC 11-3A-7. The Applicant
is not proposing fencing for this project. However, Staff recommends that 6-foot non-
scalable wrought iron fence be erected as a safety barrier in compliance with the
International Swimming Pool and Spa Code, and provide a detail of the fencing on the
plans submitted with the future CZC application.

5. Parkways (Comp Plan, UDC 11-34-17):
All sidewalks around buildings and serving public streets shall be a minimum of five (5) feet
in width, except if detached sidewalks are provided on local public streets in residential
subdivisions, the minimum sidewalk width may be reduced to four (4) feet. The Applicant
has provided an internal pedestrian circulation plan that shows how the sidewalks meet
these standards to provide adequate pedestrian access and safety throughout the
development in Section VILI. below. However, the Applicant did not include the
dimensions of the sidewalks on the site plan. Staff recommends that the Applicant include
the measurement of the sidewalks on the plans submitted with the future CZC application.

The minimum width of parkways planted with Class II trees shall be eight (8) feet. The width
can be measured from the back of curb where there is no likely expansion of the street section
within the right-of-way; the parkway width shall exclude the width of the sidewalk. Class 11
trees are the preferred parkway trees. The plans submitted appear to comply with this
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requirement.

Goal 6.01.01J of the Comprehensive Plan emphasizes the importance of ensuring and
encouraging new development to include buffered sidewalks, a sidewalk separated from the
motor vehicle lane by a planter strip, especially on collector and arterial roadways. The
submitted plans incorporate detached sidewalks/pathways with landscape buffers proposed

along the future collector, arterial roadway, and local street. The sidewalks are separated
from motor vehicle lanes by landscape planter strips, enhancing pedestrian safety and
comfort by providing a clear buffer between pedestrians and vehicles. The planter strips
feature shrubs and trees that help to reduce noise and provide shade. Integrating
sidewalks/pathways into the buffers promotes a walkable environment that aligns with the
Comprehensive Plan’s goal of creating safe, pedestrian-friendly streetscapes.

D. Transportation Analysis

1. Access (Comp Plan, UDC 11-34-3, UDC 11-3H-4):
Goals 6.01.01H and 6.01.02B of the Comprehensive Plan emphasize reducing the number of
access points onto arterial streets through methods such as cross-access agreements, access
management, and frontage or backage roads. These goals also stress the importance of
enhancing local and collector street connectivity and incorporating pedestrian access
connectors to link subdivisions and promote neighborhood connectivity within the
community pathway system.

One full-access driveway is proposed via S. Rolling Hill Drive (local street) off E. Overland
Road (arterial roadway). According to ACHD’s Staff Report, the Applicant should construct
Rolling Hill Drive as %2 of a 36-foot wide local roadway with curb, gutter, and 5-foot wide
concrete sidewalk abutting the site.

One full-access driveway is proposed on E. View Circle (collector roadway). According to
ACHD’s Staff Report, the Applicant should construct View Circle as %2 of a 36-foot wide
residential collector roadway with curb, gutter, and a 10-foot wide pathway as required by the
Meridian Pathway Master Plan.

One full-access driveway is proposed via the future collector Street (Movado Way).
According to ACHD’s Staff Report, the Applicant should dedicate right-of way abutting the
site’s northeast property line to accommodate the future construction of a planned collector
roadway (see figure below).

City of Meridian | Department Report 0.1V. City/Agency Comments & Conditions



g L B

= Neaded Right-of- e S -
-,_—,-_- ________________________ Way Dedication

Given that both the subject property and the adjacent out-parcel at the center of this
development are designated MU-R (Mixed Use-Regional) on the Future Land Use Map
(FLUM), and there is no existing local street access, the Applicant, at the request of Staff, has
proposed a cross-access/ingress-egress easement and driveways, including a pedestrian
walkway, to facilitate future interconnectivity with this property in accordance with UDC 11-
3A-3A.2. ACHD and Staff both request that the Applicant coordinate with the owner of the
out-parcel surrounded by this site to close the existing driveways on Overland and provide
access to the neighboring parcel internally through the site. If the driveways cannot be
wholly closed, the Applicant should close the portions of the shared-access driveways that
abut the site on Overland Road with an 8-foot wide planters’ strip and a 10-foot wide multi-
use pathway.

Staff recommends that the Applicant comply with ACHD’s Site-Specific Conditions of
Approval in Section II1.K.

2. Sidewalks (UDC 11-34-17):

All sidewalks around buildings and serving public streets shall be a minimum of five (5) feet
in width, except if detached sidewalks are provided on local public streets in residential
subdivisions, the minimum sidewalk width may be reduced to four (4) feet. All internal
sidewalks within the development appear to meet this requirement; however, the Applicant
has not included the dimensions of the sidewalks on the site plan submitted. Staff
recommends that the Applicant include the dimensions of the sidewalks on the plans
submitted with the future CZC Application. There are existing 7-foot sidewalks abutting
the site along Overland Road. The Applicant is proposing to construct an 8-foot wide
planter strip with a 10-foot wide multi-use pathway abutting the site on Overland Road
consistent with the City’s Comprehensive Plan and Ada County Highway Districts Master
Street Map and Roadways to Bikeways Master Plan.

E. Services Analysis

1. Waterways (Comp Plan, UDC 11-3A-6):
Goal 4.05.01D and Goal 6.01.04B of the Comprehensive Plan emphasize the importance of
improving and protecting creeks and other natural waterways throughout commercial,
industrial and residential areas. Develop and implement agreements with irrigation districts
and the Union Pacific Railroad to allow for bike/pedestrian pathways. The Five Mile Creek
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runs along the northwest boundary of the site and is proposed to be preserved as a natural
amenity in accordance with UDC 11-34-6. The Applicant prioritizes the preservation of
the existing creek by incorporating the creek into the site design as a natural amenity. The
Applicant is proposing to protect and enhance Five Mile Creek by adding planters with
trees and shrubs, on both sides of the creek. Additionally, the multi-use pathway is
proposed to run parallel to the Creek along with a bridge for the drive aisle across that
will connect to E. View Circle Drive, the Applicant should coordinate with Nampa
Meridian Irrigation District (NMID) to ensure that the development adheres to best
practices for waterway protection.

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

Underground pressurized irrigation water is required to be provided as set forth in UDC 11-
3A-15

3. Storm Drainage (UDC 11-34-18):

The Ten Mile Creek bisects the southwest corner of this site and is proposed to be left open
as an amenity for the development in accord with UDC 11-3A-6, which requires laterals to be
piped unless improved as a water amenity or linear open space.

4. Utilities (Comp Plan, UDC 11-34-21):
Goal 3.01.01F of the Comprehensive Plan emphasizes the importance of permitting new

development only where urban services can be reasonably provided at the time of final
approval and development is contiguous to the City.

Connection to City water and sewer services is required in accord with UDC 11-3A4-21 and
the Comprehensive Plan.

IV. CITY/AGENCY COMMENTS & CONDITIONS

F. Meridian Planning Division
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G. Meridian Public Works

NON-PLAT CONDITIONS

Wastewater
Distance to Sewer Directhy adfacent
Servioes
Sewer Shed
Estimated Project See application
Seweor ERL's
'WREF Declining 1468 MGD
Balance
Project Consistent with | Yes
WY MusAter

PlanFacility Plan
Impactsfconcerns Additional 10,200 gpd committed bo model.

Sow Public Works Site Spacific Conditions

Water
Distance bo \Water Avalahle at Sne
Serviors
Pressure Tone 4
Estimated Project See application
‘Water ERLI's
Water Cuality None
Project Consitent with | Ve
Water Mader Plan

Irpacts fCongerms See Pubdic Works Site Specific Conditions

PUBLIC WoRKS DEPARTMENT
Kite Specilic Conditions al Approval

1. Enswre no permanest sthactures {irocs, bushes, buildings, carporis, trash receplacie walls, fences,
infilration menches, Bpht poles. eic. ) are built within the wility casement.

2. Prowvide sewer “to and through™ o RTSS 5000180, BT555000000, RT5550000E0, BT 55 5000070,
and R 755300060,

3, All cover parking needs 1o be l;h'u.fly called ot on the utility plan, Cover parkimg canmol be inasde
the required water or sewer easemeniis ).

4. Engineer uo verfy if there s a well ossite. IF o well i looated on the site it mus be abandomed per
repularory requirements and proof of abandenment must be provided w the Ciry. It may abso be
used for pressurised irmigation as clibey o proiaary sounce of secomndary souce,

CGeeneral Conditions of Approval

1. Applicant shall coordinate water and sewer main size and soutisg with tse Public Works
Deparinseni

2 Per Meridn Ciy Code (MCC), the applcant shall be responsible 1o msisll sewer and water
mdims (o amd ihrough this developmond. Applican may be eligible for a rambursdmenl
areemenl fos mirastruciore enbancement per MOC 5-6-5.
The applican) shal| provide ensemensis)h for all public wiler'seasr maing eulside of public nght of
way imchede a1l waler services and hydranis). Sewer'waier cxsement vanes depending on sewer
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depib. Sewer 020 0 deep requare a 30 N casement, J0=25 § & 40 [ casement, and 25-30 flad5 i
easement. Ensere oo permanest stnsciures {ness, bushes, buildmgs carpons, wash seceplacle
wiilly, fences, infilirstion nche, Hght poles, cie.] sne budll withan ibe ulibty casement. Subimil
an execuled casement (om the form avaalable from Public Works), a keyal descrption prepared by
an ldaho Liconsed Professianal Land Surveyors, which must inchede the anca of the caserment
imarked EXHIBIT Aj and an 812 x 117 map with bearmgs and distances {marked EXHIBIT B)
fior review. Botk exhibits must be scabed. sagned and dated by a Professional Land Surveyer, (30
NOT RECORD.

- The Ciy of Menidian requires (hal pressuneed immpstson sysiems be supplicd by a year-romnd
source of waoter (UDC 11-3B-6L The apphcam should be required to use any existing surface or
well water for the primary sowree. If a surface o well souree is not avallable, & single-paint
copmection o the culimary waler sysiem shall be required. If a single-poind conmeclion is wilized,
the developer will be responsible for the payment of assessmenes for the oomimen Arcis priod b
priog o receiving development plan approval.

. Ay sbructeres tha) are allowed w0 remam shall be subject o evaluaiion and possible reassagniment
ol st addressing o be in compliasce with MCC,

. All wregatson dibches, canals, baterals, or draing, exclesive of natural walerways, mierecling,
crossng of lyying adpecent and conbiguois v the nnea buing subdivided shall be addressed per
UDC 11-2A-6. In performany sech work, the applicant shall comply with Idaho Code 42-1207
and any other applicable law or regulation
Any wells that will not comtinue to be used must be properly abandoned accordimg 1o ldabo Well
Comstriscton Sandards Rules admimsiered by e [daho Depanment of Waler Resowrces, The
Developer's Enginesr shall provide a siniement addressing whether there are pmy existing wells in
the developmen, and if so, how they will contime 10 be used, or provide record of their
abamdonmeent,

. Any existing scptic systems within this project shall be removed from service per City Ordinance
Saption 9-1-4 and 9 4 B Contact Central District Health for nhandonmen procedures and
iapactions { 2083755311

. All improveniends relabed o public life, safety and health shall be compleied prior o occupancy
af the sirscune.

Applicant shall be reguired o pay Public Works developrsent plan review, and construcison
mspection fees, as determmed during the plan review process, pros 1o the ssuance of a plan
approval ketier

. It shall be the respomsibibity of the applicant 1o ensure that all development features comply wath
e Amerscans wilh Disabalities Act amd ibe Fasr Housang Act.

. Appheant shall be responsmble for applicaton and comphance with asy Section 404 Permisting
thai may be roguired by the Army Corps of Engimcers.

. Developer shall coordinate mailbox kecofions with the Mondian Post Dffice.

. Compacuion ies results shall be submitted 1o the Meridian Building Depanmem for all buslding
pads receiving engingered hackfill, where footing would st awop fill matenial,

5. The desipn enginoer shall be required vo cenify that the siveel conterlime clevations ane s6l &
minimum of 3-fect above the highest esiablished peak growndwater elevation. This is to ensure
thaut the bomom clevation of the erawl spaces of bomses is & beass |-foot above.

. The applicanis degign engimecr shall be responsible for inspection of all irmgatien and'or
dramage facility within thes progect thal do not Ball under the junsdection of an arigabon dsiricl
ar ACHD. The design engincer shall provide comification that the acilities lave boen insalled is
acooedance with tlse approsed design plang. This certficaton will be requared before 3 comificase
af occupancy w msond for any strichunes aatlio the project

. Al the completion of e project, the apphcant shall be responaable to submat record drawimgs per
the City of Mersdian AutolC AD standards, These record drawings must be necerved and approved
praos io the isssance of 0 certification of occupancy for omy stnsctures wiikhin the proj.
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1E. A street light plan will need 1o be included in the civil construction plans. Street light plan
requirements are listed in section 6-5 of the lmprovement Standards for Street Lighting. A copy
of the standards can be found at http:fwww. meridiancity ore'public_works aspxfid=273

19 The City of Meridian requires that the owner post w the City a performance surety in the amount
of 123% of the total construction cost for all incomplete sewer. water and reuse infrastruciure
prior 1o final plat signature. This surety will be verified by a line item cost estimate provided by
the owner 0 the City. The surety can be posted in the form of an irrevoecable lemer 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 #87-2211,

20, The City of Meridian requires that the owner post o the City a warranty surety in the amount of
208 of the total construction cost for all completed sewer, water and reuse infrasmacture for
duration of two vears. This surety will be verified by a line item cost estimaie provided by the
owner 1 the City, The surety can be posted in the form of an irrevocable leter 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 #87-2211.

City of Meridian | Department Report 0.1V. City/Agency Comments & Conditions



. Meridian Fire Department

A full fire plan review shall be completed prior to construction.

Meridian Police Department

No comments received.

Meridian Park’s Department

FParks and Kecreation

Rewigwer: Kim Warren [ Pathways Project Manager

Planner Assigned: Stacy Hersch

Project Marme: Roling Hills  File Nop H-302 30050 - AT, PP, Date: 5342024
The loliowing will be requined for development of the proposed project:

CONDITIONS OF APPROVAL - PATHWAYS

1 The projct developer shall design and construct multh-use pathways consistent with the location and
spegifications set forth in the Meridian Pathways Master Plan Map and Master Pathways Plan Document
Chapter 3). Any propossd adjustments to pathway alignmant shall be coord|inated through the Pathmay
Progect Manager. inferodtive Pathways Mag

& Prior to final approval the spplicant shall dedicate a public acoess sasement for a 107 wide multi-use patiway
paraliel 1o and south of the Fivemnile Creek (Orain) on the north side of the property. This pathwary will also
dioiable as mainte nance acoe i to the Fivemile Drain for Nampa snd Meridian Irrigation Ditrict.

Easernents shall be & minimum of 18" wide (107 patbweay + 7' shoulder each sade). All pathways shall be
loscated outside of imgation district easements urless permission & specifically obtalined from the poverring
irrigation district, Easement need only be dedicated for melti-use patheays that e outside the public ROW

Uise standerg ity template for publc oroess eosement.  Submit off eosemenis onling through Chtien ‘s
Access Portal,

3. Comstruct multi-use pathways per paving section beed on sxisting sibe condiions as recommended by
progect civil enginesr in sccord with UDC 11-3A-B and 11-38-12. Prior to final approval the applicant's
engineer thall provide writlen decumentation that the patinway segment was constructed per the
recommended specifications.

d. The owner [or representative sssociation) of the property affected by each public sccess easemant shall
have an ongokng oblgation (o maintain the mull-use pathway.

5. & high open vaion fencing shall be mstalled betesesn patmays snd (e water imgation canals and laterals
as detailed in the Meridian Patiways Master Pln, Chapter 3, page 3-5. Al other fence details per UDC 11-
38-T. The Flvamile Patheay & NOT be water, so this condition does nat apply.

G Project developer shall be responsible for chiaining oense agreement and other permission(s] as reguired
lor constructing within imgation district ssaments,

7. Should sny discrepancy exist between thess conditions of sppeaval snd the requirements of the wrrigation
district, the deweloper shall work with Pathesays Project Manager to achieve a pathwary design that meets
lbath City and Erigation detrict objedives. Oty requiements 5d stated shall not (nor sra they intended ta)
owerride those of the irrigation district hawing jerisdiction over the progect area.

R, 05 2334
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. Community Planning Association of Southwest Idaho (COMPASS)

See public record

. Irrigation Districts

1. Nampa & Meridian Irrigation District

Hampa & Meridian Tnigation Distnict

| 53 FIRST STREET J00TH FAKAPA, DALY 8365|4393
FAK i 200000 M oG

OFCE: Kompo -4 TEE!
SHOP, Wompo  208-dds-0880

31 E. Broadhway Avonee, Saite 102
Moridian, 1D B3642-2614

RE:  H-2023-0070 Holling Hill; 1560 1520 1480 8 Holling Hill & 4270 E Overland Rd
To Whain It May Concern:

Mampa & Meridian lrigation Districe (NMID) requdres & filed Land Use Change Application to review
prior 1o final platting.

All private laterals and waste ways musi be profecied.  The Districts Five Mile Draim courses through
the north boundary of this property. The Diistricts casement for the Five Mile Dirain o this location is a
minimum of Forty feet (4] total, twenty foet (207) each side.

This easemeni musi be projecied. Any encroachmeni wiihoni o signnl Lcense Agreemoni and
spproved plun before comtruction s u

All municipal surface dramage musl be retaingd on sz, If any mumicipal surface druinage leaves the
siie, NMID must review druinage plans. Developer must comply with Idabo Code 31-3803. Please Toel
free 0 comtact me for farther information.

Simcorelv,

Oeal X
David T. Duvall
Asat, Water Superiniendens
Nampa & Meridian Irigation District
DT fecl

Ce: (iTice.” file
S, Pardew
A Walle

Applicant

1. o . AFPRIOPLATE IBRAALE ATRES
! ST LW ST - .00
BOEL PO ECT BT - 40000
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M. Central District Health Department
See public record

N. Idaho Department of Environmental Quality (DEQ)
See public record

0. West Ada School District (WASD) or Other District/School
1. Kuna School District

See public record
2. West Ada School District

See public record
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P. Ada County Highway District (ACHD)

R 1, Pl i, Pretcant

o iranadly Codd, Wice-Pregioent
iy Bl A, oy i
il el ot o, e 1) s Molai

(i o ]| iy, iy s bsnlh vt

Cate: July 3, 2024
Tar Jome Delgado, wia email
Staff Contact: Karaleigh Troyer, Planner

F‘Tb_lﬂtl Description: The apcllcant 15 requesting appmval of an annaxaticn and
conditional use permit apphcation for the development of a 154-wnit multifarmily
development on 5.34-acres

Trip Genaration. This developrment is estimated [o generate B97 wehiche trips per day
and T vehicle trips per hour in the PM peak hour, based on the Institute of
Transportation Engineers Trip Generation Manual, 1™ edition.

Traffic Impact Study

Requings Revisions 1o meet
ACHD Polic|es

Ares Roadway Level of

Service ACHD Planned

Imwnnlnl'l-
PP b
{ X

Is Transit Availal

Comments:

connecting you to more

Ada Ty Higieaay TReioT - TP75 Addarme SOnees - Casdan Oiny, 1D - BT - PH P0E TE7-6M0 - Fx 145750 - i airdici s neg,
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Development Services Department

"ACHD

l connecting you to more

Project/File: Rolling Hill / MER24-0058 / H-2023-0070
This is an annexation and conditional use permit application for the development of an
154-unit multifamily development on 5.34-acres.

Lead Agency:  City of Meridian
Site address: 1560 S Rolling Hill Drive
Staff Approval: July 3, 2024

Applicant: Jorre Delgado
JD Planning & Consulting
1109 W Main Street, Suite 700
Boise, ID 83702

Staff Contact:  KaralLeigh Troyer, Planner
Phone: 387-6391

E-mail: ktroyer@achdidaho.org

Report Summary:

ACHD Planned Improvements...........cccooeevvvieiiiiiieee e, 2
Level of Service Planning Thresholds...............cccccceieeenns 2
A. Site Specific Conditions of Approval..............ccccovveee.. 3
B.  VICINity Map ......uuueii 5
C. SitePlan......cccooiiiiiii 6
D. Findings for Consideration ............ccccoooiiiiiiiiiiieennnnnns 7
E. POlICY ..o 11
F. Standard Conditions of Approval...............cccovvvvvnnnnn... 17
G. Conclusions of Law.........ccooooiiiiiiiiii 18
Request for Appeal of Staff Decision..............ccccoeeeeeinnnn. 19
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ACHD Planned Improvements

1.

Capital Improvements Plan (CIP)/ Integrated Five Year Work Plan (IFYWP):

+ Cloverdale Road is scheduled in the IFYWP to be widened to 5-lanes from Victory Road to
Overland Road in 2026.

* Rolling Hill Drive and Bridge #1218 is scheduled in the IFYWP to be replaced in 2027.

« Overland Road is listed in the CIP to be widened to 7-lanes from Cloverdale Road to Five Mile
Road between 2036 and 2040.

 The intersection of Overland Road and Cloverdale Road is listed in the CIP to be widened to
7-lanes on the north leg, 7-lanes on the south, 8-lanes east, and 8-lanes on the west leg, and
signalized between 2026 and 2030.

+ The intersection of Overland Road and Five Mile Road is listed in the CIP to be widened to 7-
lanes on the north leg, 7-lanes on the south, 8-lanes east, and 8-lanes on the west leg, and
signalized between 2026 and 2030.

Level of Service Planning Thresholds

1.

2.

Condition of Area Roadways
Traffic Count is based on Vehicles per hour (VPH)

Roadway Frontage CIFunt_:t_ion_al PM P(_aak Hour | PM Peak Ho_ur

assification | Traffic Count | Level of Service

Overland Road 475-feet | Principal Arterial 1,028 Better than "E"
View Circle 323-feet Collector N/A N/A
Rolling Hill Drive 464-feet Local N/A N/A

* Acceptable level of service for a five-lane principal arterial is "E" (1,780 VPH).
* Acceptable level of service for a two-lane collector is "D" (425 VPH).
** ACHD does not set level of service thresholds for local roadways.

Average Daily Traffic Count (VDT)
Average daily traffic counts are based on ACHD's most current traffic counts.

* The average daily traffic count for Overland Road west of Cloverdale Road was 22,805 on
October 21, 2020.

* There are no current average daily traffic counts for View Circle and Rolling Hill Drive.
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A. Site Specific Conditions of Approval

1.

10.

1.

12.

13.

14.

15.

Repair or replace any damaged or deficient transportation facilities abutting the site on Overland
Road consistent with the current version of PROWAG.

Construct an 8-foot wide planter strip and a 10-foot wide multi-use pathway abutting the site on
Overland Road to tie into existing improvements on either side.

Dedicate right-of-way to total 62-feet from centerline on Overland Road.
Dedicate right-of-way to extend 2-feet behind back of sidewalks abutting the site.

Construct View Circle as 2 of a 36-foot wide residential collector roadway with curb, gutter, and a
minimum of 7-foot attached sidewalk or 5-foot wide detached sidewalk with an 8-foot wide planter
strip.

Dedicate right-of-way abutting the site's northeast property line to accommodate the future
construction of a planned collector roadway, as shown in site plan on page 8.

Construct Rolling Hill Drive as’2 of a 36-foot wide local roadway with curb, gutter, and 5-foot wide
concrete sidewalk abutting the site.

Install a sign at the terminus of View Circle stating, "THIS IS A DESIGNATED COLLECTOR
ROADWAY. THIS STREET WILL BE EXTENDED AND WIDENED IN THE FUTURE."

Close 22-foot wide existing driveway abutting the site on Overland Road with an 8-foot wide
planter's strip and a 10-foot wide multi-use pathway.

Coordinate with the owner of the parcel surrounded by the site to close the existing driveways on
Overland Road and provide access to the neighboring parcel internally through the site.

If the driveways cannot be wholly closed, the applicant shall close the portions of the shared-access
driveways that abut the site on Overland Road with an 8-foot wide planter's strip and a 10-foot wide
multi-use pathway.

Construct a 27-foot wide curb-return type driveway on View Circle located 302-feet east of Rolling
Hill Drive.

Close the four existing unimproved driveways abutting the site on Rolling Hill Drive with curb, gutter,
and 5-foot wide attached sidewalk.

Construct a 27-foot wide curb-return type driveway abutting the site on Rolling Hill Drive located
191-feet north of Overland Road.

Provide ACHD approved plans for the crossings of Fivemile Creek prior to the pre-construction
meeting and final plat approval. Note: Timing of project plan submittals should take into account
review times, lead time for precast members and potential roadway closures. To ensure
construction prior to irrigation season, approval of the project plans must be attained by January
15" The District retains the right to modify road closure approvals on any project based on the
needs of the District. Construction of projects approved after January 15" may be postponed until
after irrigation season is over in October. It is recommended that bridge submittals be submitted
before the end of the current irrigation season to ensure the best time frame for construction is
attained. Submittals will need to include the street section extending over the bridge to ensure the
requirements of the roadway are met.

Other than the access specifically approved with this application, direct lot access is prohibited to
Overland Road and View Circle.
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16.

17.

Submit civil plans to ACHD Development Services for review and approval. The impact fee
assessment will not be released until the civil plans are approved by ACHD.

There will be an impact fee that is assessed and due prior to issuance of any building permits. The
assessed impact fee will be based on the impact fee ordinance that is in effect at that time. The
impact fee assessment will not be released until the civil plans are approved by ACHD.

Comply with all Standard Conditions of Approval.

Vicinity Map

B i

E,Es perant ra nt{hst

REN

- Ny

eeSiMovad

|

SiM

8 Rolling Hill/ MER24-0058 / H-2023-0070



C. Site Plan

h PROPOSED FUTIJRE COLLECTOR STREET
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D. Findings for Consideration
Overland Road

1.

a.

Existing Conditions: Overland Road is improved with 5-travel lanes, vertical curb, gutter, and
7-foot wide sidewalk abutting the site. There is 110-feet of right-of-way for Overland Road (47-
feet from centerline).

Applicant Proposal: The applicant is proposing to construct an 8-foot wide planter strip with a
10-foot wide multi-use pathway abutting the site on Overland Road.

Staff Comments/Recommendations: The applicant's proposal exceeds District policy and
should be approved, as proposed. The applicant should be required to tie in the proposed
sidewalk with the existing sidewalk on either side. The applicant should be required to dedicate
right-of-way to total 62-feet from centerline on Overland Road.

The applicant should be required to repair or replace any damaged or deficient transportation
facilities abutting the site on Overland Road consistent with the current version of PROWAG.

View Circle

a.

Existing Conditions: View Circle is improved with 2-travel lanes and no curb, gutter or sidewalk
abutting a portion of the site from Rolling Hill Drive running 350-feet east. View Circle is not
constructed abutting the remainder of the site. View Circle terminates in a cul-de-sac
turnaround. There is 50-feet of right-of-way for View Circle (24-feet from centerline).

Applicant Proposal: The applicant is not proposing any improvements to View Circle abutting
the site.

Staff Comments/Recommendations: The applicant's proposal does not meet District policy
and should not be approved, as proposed. The applicant should be required to construct View
Circle as 2 of a 36-foot wide collector roadway with curb, gutter, and a minimum of 7-foot
attached sidewalk or 5-foot wide detached sidewalk with an 8-foot wide planter strip from Rolling
Hill Drive to the existing terminus of View Circle 350-feet east of Rolling Hill Drive.

The applicant should be required to dedicate right-of-way to extend 2-feet behind back of
sidewalk.
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ACHD's MSM shows the extension of a collector roadway extending from Rolling Hills east to
intersect Overland Road in alignment Movado Way.

'} I

; I- L .---7 } E i ] j

*New collector shown in blue dashed line

The applicant has worked with the City of Meridian to determine an alignment of the new
collector roadway, as shown below. To accommodate the future construction of the collector,

the applicant should be required to dedicate right-of-way at the site's northeast property line, as
shown on the site plan below.

PROPOSED FUTURE COLLECTOR STREET g

z e —— — e — —— e — — S — i — i — TION OF FIVE MILE CREEK
[EASEMENTS PER SURVEY BY
VALLEY LAND SURVEYING, DATED %15

— Needed Right-of- -
E e e e e e Way Dedication
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5.2

Rolling Hill Drive

a. Existing Conditions: Rolling Hill Drive is improved with 2-travel lanes and no curb, gutter or
sidewalk abutting the site. There is 50-feet of right-of-way for Rolling Hill Drive (26-feet from
centerline).

b. Applicant's Proposal: The applicant is proposing to construct curb, gutter, and 5-foot wide
attached sidewalk abutting the site on Rolling Hill Drive.

c. Staff Comments/Recommendations: The applicant's proposal meets District policy and
should be approved, as proposed. The applicant should be required to construct Rolling Hill
Drive as % of a 36-foot wide local roadway with curb, gutter, and 5-foot wide concrete sidewalk
abutting the site.

The applicant should be required to dedicate right-of-way to extend 2-feet behind back of
sidewalk.

Stub Streets

a. Existing Conditions: There are no existing stub streets to or from the site.
b. Applicant Proposal: The applicant is not proposing any stub streets.

c. Staff Comments/Recommendations: Because View Circle will be extended as a collector
roadway in the future, the applicant should be required to install a sign at the terminus of the
roadway stating, "THIS IS A DESIGNATED COLLECTOR ROADWAY. THIS STREET WILL BE
EXTENDED AND WIDENED IN THE FUTURE."

Driveways

Overland Road

a. Existing Conditions: There are 3 existing curb-cut type driveways abutting the site on Overland
Road located as follows (measured centerline to centerline):

+ A 37-foot wide driveway located 117-feet west of Movado Way.
* A43-foot wide shared-access driveway located 247-feet west of Movado Way.
+ A 22-foot wide shared-access driveway located 332-feet east of Rolling Hill Drive.

b. Applicant's Proposal: The applicant is proposing to close 22-foot wide existing driveway
abutting the site on Overland Road with an 8-foot wide planter's strip and a 10-foot wide multi-
use pathway.

The applicant is proposing to close the portions of the shared-access driveways that abut the
site on Overland Road with an 8-foot wide planter's strip and a 10-foot wide multi-use pathway.

c. Staff Comments/Recommendations: The applicant's proposal to close the 22-foot wide
existing driveway meets District policy and should be approved, as proposed.

The applicant's proposal to partially close the existing shared-access driveways meets District
policy. In accordance with District Cross Access Easements/Shared Access Policy 7202.4.1,
staff recommends the applicant coordinate with the owner of the parcel surrounded by the site
to close the existing driveways on Overland Road and provide access to the neighboring parcel
internally through the site. The pathway should tie into the existing attached sidewalk on either
side.

View Circle
a. Existing Conditions: There are no existing driveway from the site onto View Circle.
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b. Applicant's Proposal: The applicant is proposing to construct a 27-foot wide curb-return type
driveway on View Circle located 302-feet east of Rolling Hill Drive (measured centerline to
centerline).

c. Staff Comments/Recommendations: The applicant's proposal meets District policy and
should be approved, as proposed.

5.3 Rolling Hill Drive
a. Existing Conditions: There are 4 existing unimproved driveways abutting the site on Rolling
Hill Drive located as follows (measured centerline to centerline):

* A 16-foot wide driveway 50-feet south of View Circle.

+ A 19-foot wide driveway 109-feet south of View Circle.

+ A 35-foot wide driveway 244-feet south of View Circle.

+ A 21-foot wide driveway 140-feet north of Overland Road.

b. Applicant's Proposal: The applicant is proposing to close the four existing unimproved
driveways abutting the site on Rolling Hill Drive with curb, gutter, and 5-foot wide attached
sidewalk.

The applicant is proposing to construct a 27-foot wide curb-return type driveway abutting the
site on Rolling Hill Drive located 191-feet north of Overland Road.

c. Staff Comments/Recommendations: The applicant's proposal meets District policy and
should be approved, as proposed.

6. Bridge for Fivemile Creek Crossing

The District will require that the applicant submit the bridge plans for the crossing of the Fivemile
Creek for review and approval prior to the pre-construction meeting and final plat approval. Note:
Timing of project plan submittals should take into account review times, lead time for precast
members and potential roadway closures. To ensure construction prior to irrigation season,
approval of the project plans must be attained by January 15" The District retains the right to modify
road closure approvals on any project based on the needs of the District. Construction of projects
approved after January 15" may be postponed until after irrigation season is over in October. It is
recommended that bridge submittals be submitted before the end of the current irrigation season to
ensure the best time frame for construction is attained. Submittals will need to include the street
section extending over the bridge to ensure the requirements of the roadway are met.

7. Other Access

Overland Road is classified as a principal arterial roadway; View Circle is classified as a collector
roadway. Other than the access specifically approved with this application, direct lot access is
prohibited to these roadways.
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E. Policy

1.

Federal Accessibility Design Guidelines and Standards

District policy 7203.1.1 states that developers shall follow the current version of the U.S. Access
Board's Accessibility Guidelines for Pedestrian Facilities in the Public Right-of-Way (PROWAG), 36
CFR Part 1190, September 7, 2023; (Also see, https//www.access-board.gov/prowag and
https//www.access-board.gov/files/prowag/planning-and-design-for-alternatives.pdf for additional
information).

Minor Improvements

Minor Improvements Policy: District Policy 7203.3 states that minor improvements to existing
Highways adjacent to a proposed development may be required. These needed transportation
facilities are to correct deficiencies or replace deteriorated facilities. Included are sidewalk and/or
bike lane construction or replacement (with physical buffers if missing and needed); construction of
transitional sidewalk segments; crosswalk construction or replacement; curb and gutter construction
or replacement; repair, replacement or expansion of curb extensions; replacement of unused
driveways with curb, gutter, sidewalk, repair or addition of traffic calming or speed mitigation features;
installation or reconstruction of pedestrian ramps; pavement repairs; signs, motor vehicle, pedestrian
and bicycle traffic control devices; and other similar items. The current version of PROWAG will
determine the applicable accessibility requirements for alterations and elements added to existing
streets. ACHD staff is responsible for identifying the minor improvements that would be
proportionate to the size and complexity of the development.

Livable Street Performance Measures

District policy 7203.8 states that ACHD has adopted performance measures (level of stress) for
evaluating the experience of bicyclists and pedestrians. ACHD seeks to create a transportation
network that serves all ages and abilities. Bike and pedestrian facilities built through development
should achieve a bike and pedestrian level of traffic stress 1 or 2, with no new bike lane below a
minimum of 5-feet.

Overland Road

Arterial Roadway Policy: District Policy 7205.2.1 states that the developer is responsible for
improving all street frontages adjacent to the site regardless of whether or not access is taken to all
of the adjacent streets. Improvements shall include transitional segments in accordance with the
current version of PROWAG.

Master Street Map and Typology Policy: District Policy 7205.5 states that the design of
improvements for arterials shall be in accordance with District standards, including the Master Street
Map, Livable Streets Design Guide, and the most current ACHD Livable Streets Performance
Measures Plan as adopted by the ACHD Commission. The developer or engineer should contact
the District before starting any design.

Street Section and Right-of-Way Width Policy: District Policies 7205.2.1 & 7205.5.2 state that
the standard 7-lane street section shall be 81-feet (back-of-curb to back-of-curb). This width typically
accommodates three travel lanes in each direction, a continuous raised or landscaped median with
intermittent turn lanes, and curbs and gutters. A 7-lane road shall also include a minimum 10-foot
wide multi-use path outside the curb line on both sides with an 8-foot wide buffer from back-of-curb.
Other Level 3 bike facility treatments as defined in the ACHD Bike Master Plan may be approved at
the discretion of the ACHD Development Review Supervisor. The standard right-of-way width for a
7-lane arterial is 124-feet.

Right-of-Way Dedication: District Policy 7205.2 states that The District will provide compensation
for additional right-of-way dedicated beyond the existing right-of-way along arterials listed as impact
fee eligible in the adopted Capital Improvements Plan using available impact fee revenue in the
Impact Fee Service Area.
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No compensation will be provided for right-of-way on an arterial that is not listed as impact fee
eligible in the Capital Improvements Plan.

The District may acquire additional right-of-way beyond the site-related needs to preserve a corridor
for future capacity improvements, as provided in Section 7300.

Pedestrian Facilities: District Policy 7205.5.7 requires a concrete sidewalk at least 5-feet wide are
required on both sides of all arterial streets. A parkway strip at least 8-feet wide between the back-
of-curb and street edge of the sidewalk is required to provide increased safety and protection of
pedestrians. Alternatively, on roadways identified for improvement in the Capital Improvement Plan,
a minimum 10-foot wide multi-use path may be required. The path shall be placed in accordance
with planned buildout in the Master Street Map with a minimum 8-foot wide planter strip as measured
to the closest edge of the path. Street trees are encouraged between the pedestrian facility and the
roadway when irrigation and maintenance will occur by the adjacent property owner or HOA through
an approved license agreement. Consult the District's planter width policy if trees are to be placed
within the parkway strip. In some instances, to match existing conditions, a minimum ?-foot wide
sidewalk may be constructed next to the back-of-curb. ACHD Development Review staff will be
responsible for determining the required facility. Vertical hardscape alternatives to street trees may
be considered in the buffer space when street trees are not practicable.

Detached sidewalks and multi-use paths are encouraged and should be parallel to the adjacent
roadway. Pedestrian facilities will only be allowed to deviate from a straight line parallel to the
roadway when authorized by Development Review staff to accommodate site specific conditions
(i.e., street trees, utilities, etc.).

Appropriate easements shall be provided if public pedestrian facilities are placed out of the right-of-
way. The easement shall encompass the entire area between the right-of-way line and 2-feet behind
the back edge of the pedestrian facility. Pedestrian facilities shall either be located wholly within the
public right-of-way or wholly within an easement.

Curb ramps or blended transitions shall be provided to connect the pedestrian access route at each
pedestrian street crossing in accordance with the current version of PROWAG. Provide detectable
warning surface in accordance with the current version of PROWAG.

Frontage Improvements Policy: District Policy 7205.2.1 states that the developer shall widen the
pavement to a minimum of 17-feet from centerline plus a 3-foot wide gravel shoulder adjacent to
the entire site. Curb, gutter and additional pavement widening may be required (See Section
7205.5.5).

ACHD Master Street Map: ACHD Policy Section 3111.1 requires the Master Street Map (MSM)
guide the right-of-way acquisition, arterial street requirements, and specific roadway features
required through development. This segment of Overland Road is designated in the MSM as a
Mobility Arterial with ?-lanes and on-street bike lanes, a 99-foot street section within 124-feet of
right-of-way.

View Circle

Collector Street Policy: District policy 7206.2.1 states that the developer is responsible for
improving all collector frontages adjacent to the site or internal to the development as required
below, regardless of whether access is taken to all of the adjacent streets. Improvements shall
include transitional segments in accordance with ADA and the current version of PROWAG.

Master Street Map and Typologies Policy: District policy 7206.5 states that if the collector street
is designated with a typology on the Master Street Map, that typology shall be considered for the
required street improvements. If there is no typology listed in the Master Street Map, then standard
street sections shall serve as the default. ACHD reserves the right to require bicycle and pedestrian
facilities above those identified in the Livable Streets Design Guide and Master Street Map to ensure
the safest facility possible based on current best practice.
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Street Section and Right-of-Way Policy: District policy 7206.5.2 states that the standard right-
of-way width for collector streets shall typically be 50 to 70-feet, depending on the location and width
of the sidewalk or multi-use path and the location and use of the roadway. The right-of-way width
may be reduced, with District approval, if the sidewalk or multi-use path is located within an
easement; in which case the District will require a minimum right-of-way width that extends 2-feet
behind the back-of-curb on each side.

The standard street section shall be 47-feet (back-of-curb to back-of-curb). This width typically
accommodates a single travel lane in each direction, a continuous center left-turn lane, and bike
lanes. If a multi-use path is determined to be the required treatment, the street section shall be
reduced to 37-feet. If it is determined a continuous center left-turn lane is not appropriate and a path
is installed, the street section may be reduced to 26-feet.

Residential Collector Policy: District policy 7206.5.2 states that the standard street section for a
collector in a residential area shall be 36-feet (back-of-curb to back-of-curb). The District will
consider a 33-foot or 29-foot street section with written fire department approval and taking into
consideration the needs of the adjacent land use, the projected volumes, the need for bicycle lanes,
and on-street parking.

At the discretion of Traffic Engineering staff, adjustments may be made to the street section,
including removal of the continuous center turn lanes or modification to lane widths, where no
driveways or intersections are present or to ensure adequate space for pathways and buffers.

Half Street Policy: District Policy 7206.2.2 required improvements shall consist of pavement
widening to one-half the required width, including curb, gutter and concrete sidewalk (minimum 5-
feet), plus 12-feet of additional pavement widening beyond the centerline established for the street
to provide an adequate roadway surface, with the pavement crowned at the ultimate centerline. A
3-foot wide gravel shoulder and a borrow ditch sized to accommodate the roadway storm runoff
shall be constructed on the unimproved side. Alternatively, on roadways identified as low-stress
bikeways in ACHD's Bike Master Plan, a minimum 10-foot wide multi-use path may be required in
lieu of sidewalks. ACHD Development Review staff will be responsible for determining the required
facility. The path shall be built 8-feet behind the top back of curb as measured to the closest edge
of the path. Street trees are encouraged between the pedestrian facility and the roadway when
irrigation and maintenance will occur by the adjacent property owner or HOA through an approved
license agreement. Vertical hardscape alternatives to street trees may be considered in the buffer
space when street trees are not practicable.

Pedestrian Facilities: District policy 7206.5.6 requires a concrete sidewalk at least 5-feet wide to
be constructed on both sides of all collector streets. A parkway strip at least 8-feet wide between
the back-of-curb and street edge of the sidewalk is required to provide increased safety and
protection of pedestrians. Consult the District's planter width policy if trees are to be placed within
the parkway strip. Sidewalk constructed next to the back-of-curb shall be a minimum of ?-feet wide.
Alternatively, on roadways identified as low-stress bikeways in ACHD's Bike Master Plan, a
minimum 10-foot wide multi-use path may be required in lieu of sidewalks. ACHD Development
Review staff will be responsible for determining the required facility. The path shall be built 8-feet
behind the back-of-curb as measured to the closest edge of the path. Street trees are encouraged
between the pedestrian facility and the roadway when irrigation and maintenance will occur by the
adjacent property owner or HOA through an approved license agreement. Vertical hardscape
alternatives to street trees may be considered in the buffer space when street trees are not
practicable.

Pedestrian facilities should be parallel to the adjacent roadway. Pedestrian facilities will only be
allowed to deviate from a straight line when authorized by Development Review staff to meet site
specific conditions (i.e., street trees, utilities, etc.).
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Appropriate easements shall be provided if public sidewalks or multi-use paths are placed out of
the right-of-way. The easement shall encompass the entire area between the right-of-way line and
2-feet behind the back edge of the sidewalk or multi-use path. Sidewalks shall either be located
wholly within the public right-of-way or wholly within an easement.

Curb ramps or blended transitions shall be provided to connect the pedestrian access route at each
pedestrian street crossing in accordance with the current version of PROWAG. Provide detectable
warning surface in accordance with the current version of PROWAG.

ACHD Master Street Map: ACHD Policy Section 3111.1 requires the Master Street Map (MSM)
guide the right-of-way acquisition, collector street requirements, and specific roadway features
required through development. This segment of View Circle is designated in the MSM as a
Residential Collector with 2-lanes and on-street bike lanes, a 36-foot street section within 50-70 feet
of right-of-way.

6. Rolling Hill Drive
Commercial Roadway Policy: District Policy 7208.2.1 states that the developer is responsible for
improving all commercial street frontages adjacent to the site regardless of whether or not access
is taken to all of the adjacent streets.

Street Section and Right-of-Way Policy: District Policy 7208.5 states that right-of-way widths for
new commercial streets shall typically be 50 and 70-feet wide and that the standard street section
will vary depending on the need for a center turn lane, bike lanes, volumes, percentage of truck
traffic, and/or on-street parking.

+ A 36-foot street section (back-of-curb to back-of-curb) will typically accommodate two travel
lanes and on-street parking.

* A40-foot street section (back-of-curb to back-of-curb) will typically accommodate two travel
lanes and a center turn lane.

* A46-foot street section (back-of-curb to back-of-curb) will typically accommodate two travel
lanes and a center turn lane and bike lanes.

Sidewalk Policy: District Policy 7208.5.6 requires a concrete sidewalk at least 5-feet wide to be
constructed on both sides of all commercial streets. If a separated sidewalk is proposed, a parkway
strip at least 6-feet wide between the back-of-curb and street edge of the sidewalk is required to
provide increased safety and protection of pedestrians. Consult the District's planter width policy if
trees are to be placed within the parkway strip.

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of the
dedicated right-of-way. The easement shall encompass the entire area between the right-of-way
line and 2-feet behind the back edge of the sidewalk. Sidewalks shall either be located wholly within
the public right-of-way or wholly within an easement.

Half Street Policy: District Policy 7208.2.2 required improvements shall consist of pavement
widening to one-half the required width, including curb, gutter and concrete sidewalk (minimum 5-
feet), plus 12-feet of additional pavement widening beyond the centerline established for the street
to provide an adequate roadway surface, with the pavement crowned at the ultimate centerline. A
3-foot wide gravel shoulder and a borrow ditch sized to accommodate the roadway storm runoff
shall be constructed on the unimproved side.

7. Stub Streets
Stub Street Policy: District policy 7206.2.4.3 (collector) states that stub streets will be required to
provide circulation or to provide access to adjoining properties. Stub streets will conform with the
requirements described in Section 7206.2.4 (collector), except a temporary cul-de-sac will not be
required if the stub street has a length no greater than 150-feet. A sign shall be installed at the
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terminus of the stub street stating that "THIS IS A DESIGNATED COLLECTOR ROADWAY. THIS
STREET WILL BE EXTENDED AND WIDENDED IN THE FUTURE."

In addition, stub streets must meet the following conditions:

* A stub street shall be designed to slope towards the nearest street intersection within the
proposed development and drain surface water towards that intersection; unless an
alternative storm drain system is approved by the District.

* The District may require appropriate covenants guaranteeing that the stub street will remain
free of obstructions.

Temporary Dead End Streets Policy: District policy 7206.2.4.4 (collector) requires that the design
and construction for cul-de-sac streets shall apply to temporary dead end streets. The temporary
cul-de-sac shall be paved and shall be the dimensional requirements of a standard cul-de-sac. The
developer shall grant a temporary turnaround easement to the District for those portions of the cul-
de-sac which extend beyond the dedicated street right-of-way. In the instance where a temporary
easement extends onto a buildable lot, the entire lot shall be encumbered by the easement and
identified on the plat as a non-buildable lot until the street is extended.

Driveways

Overland Road

Access Points Policy: District Policy 7205.4.1 states that all access points associated with
development applications shall be determined in accordance with the policies in this section and
Section 7202. Access points shall be reviewed only for a development application that is being
considered by the lead land use agency. Approved access points may be relocated and/or restricted
in the future if the land use intensifies, changes, or the property redevelops.

Access Policy: District policy 7205.4.7 states that direct access to principal arterials is typically
prohibited. If a property has frontage on more than one street, access shall be taken from the street
having the lesser functional classification. If it is necessary to take access to the higher classified
street due to a lack of frontage, the minimum allowable spacing shall be based on Table 1b under
District policy 7205.4.7, unless a waiver for the access point has been approved by the District
Commission. Driveways, when approved on a principal arterial shall operate as a right-in/right-out
only, and the District will require the construction of a raised median to restrict the left turning
movements.

Driveway Location Policy: District policy 7205.4.7 requires driveways located on principal arterial
roadways to be located a minimum of 355-feet from the nearest intersection for a right-in/right-out
only driveway. Full-access driveways are not allowed on principal arterial roadways.

Successive Driveways: District policy 7205.4.7 Table 1b, requires driveways located on principal
arterial roadways with a speed limit of 40 MPH to align or offset a minimum of 400-feet from any
existing or proposed driveway.

Driveway Width Policy: District policy 7205.4.8 restricts high-volume driveways (100 VTD or
more) to a maximum width of 36-feet and low-volume driveways (less than 100 VTD) to a maximum
width of 30-feet. Curb return type driveways with 30-foot radii will be required for high-volume
driveways with 100 VTD or more. Curb return type driveways with 15-foot radii will be required for
low-volume driveways with less than 100 VTD.

Driveway Paving Policy: Graveled driveways abutting public streets create maintenance
problems due to gravel being tracked onto the roadway. In accordance with District policy, 7205.4.8,
the applicant should be required to pave the driveway its full width and at least 30-feet into the site
beyond the edge of pavement of the roadway and install pavement tapers in accordance with Table 2
under District Policy 7205.4.8.
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8.2

8.3

Temporary Access Policy: District Policy 7202.4.2 identifies a temporary access as that which "is
permitted for use until appropriate alternative access becomes available". Temporary access may
be granted through a development agreement or similar method, and the developer shall be
responsible for providing a financial guarantee for the future closure of the driveway.

Cross Access Easements/Shared Access Policy: District Policy 7202.4.1 states that cross
access utilizes a single vehicular connection that serves two or more adjoining lots or parcels so
that the driver does not need to re-enter the public street system.

View Circle

Access Policy: District Policy 7205.4.1 states that all access points associated with development
applications shall be determined in accordance with the policies in this section and Section 7202.
Access points shall be reviewed only for a development application that is being considered by the
lead land use agency. Approved access points may be relocated and/or restricted in the future if
the land use intensifies, changes, or the property redevelops.

District Policy 7206.1 states that the primary function of a collector is to intercept traffic from the
local street system and carry that traffic to the nearest arterial. A secondary function is to service
adjacent property. Access will be limited or controlled. Collectors may also be designated at bicycle
and bus routes.

Driveway Location Policy (Stop Controlled Intersection}: District policy 7206.4.4 requires
driveways located on collector roadways near a STOP controlled intersection to be located outside
of the area of influence; OR a minimum of 150-feet from the intersection, whichever is greater.
Dimensions shall be measured from the centerline of the intersection to the centerline of the
driveway.

Successive Driveways: District policy 7206.4.5 Table 1 requires driveways located on collector
roadways with a speed limit of 25 MPH and daily traffic volumes greater than 100 VTD to align or
offset a minimum of 245-feet from any existing or proposed driveway.

Driveway Width Policy: District policy 7206.4.6 restricts high-volume driveways (100 VTD or
more) to a maximum width of 36-feet and low-volume driveways (less than 100 VTD) to a maximum
width of 30-feet. Curb return type driveways with 30-foot radii will be required for high-volume
driveways with 100 VTD or more. Curb return type driveways with 15-foot radii will be required for
low-volume driveways with less than 100 VTD.

Driveway Paving Policy: Graveled driveways abutting public streets create maintenance
problems due to gravel being tracked onto the roadway. In accordance with District policy, 7206.4.6,
the applicant should be required to pave the driveway its full width and at least 30-feet into the site
beyond the edge of pavement of the roadway and install pavement tapers in accordance with Table 2
under District Policy 7206.4.6.

Rolling Hill Drive

Driveway Location Policy: District policy 7208.4.1 requires driveways near intersections to be
located a minimum of 75-feet (measured centerline-to-centerline) from the nearest local street
intersection, and 150-feet from the nearest collector/arterial or arterial street intersection.

Successive Driveways: District Policy 7208.4.1 states that successive driveways away from an
intersection shall have no minimum spacing requirements for access points along a local street, but
the District does encourage shared access points where appropriate.

Driveway Width Policy: District policy 7208.4.3 restricts commercial driveways to a maximum
width of 40-feet. Most commercial driveways will be constructed as curb-cut type facilities.

Driveway Paving Policy: Graveled driveways abutting public streets create maintenance
problems due to gravel being tracked onto the roadway. In accordance with District policy,
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7208.4.3, the applicant should be required to pave the driveway its full width and at least 30-feet
into the site beyond the edge of pavement of the roadway.

Driveway Design Requirements: District policy 7208.4.3 states if an access point is to be gated,
the gate or keypad (whichever is closer) shall be located a minimum of 50-feet from the near edge
of the intersection and a turnaround shall be provided.

Traffic Calming

Speed Control and Traffic Calming Policy (Collectors): District policy 7206.3.8 states that
collector streets should be designed to discourage speeds above 35 MPH and in a residential area,
collector streets should be designed to discourage speeds above 30 MPH. The design of collector
street systems should discourage excessive speeds by using passive design elements. If the design
or layout of a development is anticipated to necessitate future traffic calming implementation by the
District, then the District will require changes to the layout and/or the addition of passive design
elements such as horizontal curves, bulb-outs, chokers, etc. The District will also consider texture
changes to the roadway surface (i.e. stamped concrete) as a passive design element. These
alternative methods may require a maintenance and/or license agreement.

Tree Planters

Tree Planter Policy: Tree Planter Policy: The District's Tree Planter Policy prohibits all trees in
planters less than 8-feet in width without the installation of root barriers. Class Il trees may be
allowed in planters with a minimum width of 8-feet, and Class | and Class lll trees may be allowed
in planters with a minimum width of 10-feet.

Landscaping

Landscaping Policy: A license agreement is required for all landscaping proposed within ACHD
right-of-way or easement areas. Trees shall be located no closer than 10-feet from all public storm
drain facilities. Landscaping should be designed to eliminate site obstructions in the vision triangle
at intersections. District Policy 5104.3.1 requires a 40-foot vision triangle and a 3-foot height
restriction on all landscaping located at an uncontrolled intersection and a 50-foot offset from stop
signs. Landscape plans are required with the submittal of civil plans and must meet all District
requirements prior to signature of the final plat and/or approval of the civil plans.

Pathway Crossings: United States Access Board R304.5.1.2 Shared Use Paths. In shared use
paths, the width of curb ramps runs and blended transitions shall be equal to the width of the shared
use path.

AASHTO's Guidelines for the Development of Bicycle Facilities 5.3.5 Other Intersection Treatments:
The opening of a shared use path at the roadway should be at least the same width as the shared
use path itself. If a curb ramp is provided, the ramp should be the full width of the path, not including
any flared sides if utilized Detectable warnings should be placed across the

full width of the ramp.

FHWA's "Designing Sidewalks and Trails for Access" (1999) reflected common ADA-related
concepts: Chapter 6, Page 16-6: The width of the ramp should be at least as wide as the average
width of the trail to improve safety for users who will be traveling at various speeds. In addition, the
overall width of the trail should be increased, so the curb ramp can be slightly offset to the side.
The increased width reduces conflict at the intersection by providing more space for users at the
bottom of the ramp.

Standard Conditions of Approval

All proposed irrigation facilities shall be located outside of the ACHD right-of-way (including all
easements). Any existing irrigation facilities shall be relocated outside of the ACHD right-of-way
(including all easements).
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Private Utilities including sewer or water systems are prohibited from being located within the ACHD
right-of-way.

In accordance with District policy, 7203.3, the applicant may be required to update any existing non-
compliant pedestrian improvements abutting the site to meet current Americans with Disabilities Act
(ADA), Public Right-of-Way Accessibility Guidelines (PROWAG), ISPWC, or ACHD requirements .

The applicant's enqgineer should provide documentation of compliance to District Development
Review staff for review.

Replace any existing damaged curb, gutter and sidewalk and any that may be damaged during the
construction of the proposed development. Contact Construction Services at 387-6280 (with file
number) for details.

A license agreement and compliance with the District's Tree Planter policy is required for all
landscaping proposed within ACHD right-of-way or easement areas.

All utility relocation costs associated with improving street frontages abutting the site shall be borne
by the developer.

It is the responsibility of the applicant to verify all existing utilities within the right-of-way. The
applicant at no cost to ACHD shall repair existing utilities damaged by the applicant. The applicant
shall be required to call DIGLINE (1-811-342-1585) at least two full business days prior to breaking
ground within ACHD right-of-way. The applicant shall contact ACHD Traffic Operations 387-6190
in the event any ACHD conduits (spare or filled) are compromised during any phase of construction.

Utility street cuts in pavement less than five years old are not allowed unless approved in writing by
the District. Contact the District's Utility Coordinator at 387-6258 (with file numbers) for details.

All design and construction shall be in accordance with the ACHD Policy Manual, ISPWC Standards
and approved supplements, Construction Services procedures and all applicable ACHD Standards
unless specifically waived herein. An engineer registered in the State of Idaho shall prepare and
certify all improvement plans.

Construction, use and property development shall be in conformance with all applicable
requirements of ACHD prior to District approval for occupancy.

No change in the terms and conditions of this approval shall be valid unless they are in writing and
signed by the applicant or the applicant's authorized representative and an authorized
representative of ACHD. The burden shall be upon the applicant to obtain written confirmation of
any change from ACHD.

If the site plan or use should change in the future, ACHD Planning Review will review the site plan
and may require additional improvements to the transportation system at that time. Any change in
the planned use of the property, which is the subject of this application, shall require the applicant
to comply with ACHD Policy and Standard Conditions of Approval in place at that time unless a
waiver/variance of the requirements or other legal relief is granted by the ACHD Commission.

Conclusions of Law

The proposed site plan is approved, if all of the Site Specific and Standard Conditions of Approval
are satisfied.

ACHD requirements are intended to assure that the proposed use/development will not place an
undue burden on the existing vehicular transportation system within the vicinity impacted by the
proposed development.
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Request for Appeal of Staff Decision

To request an appeal of a staff level decision, see District policy 7101.6.7 at
https://www.achdidaho.org/home/showpublisheddocument/452/638243231708370000

Request for Reconsideration of Commission Action

To request reconsideration of a Commission Action, see District policy 1006.11 at
https://www. achdidaho.org/home/showpublisheddocument/452/638243231708370000
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Q. Idaho Transportation Department (ITD)

See public record

V. FINDINGS
R. Annexation and/or Rezone (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;

Commission finds the Applicant’s request to annex the subject property with C-C zoning and
develop with a multi-family development and a vertically integrated residential project on
the site at the densities proposed is not consistent with the Comprehensive Plan per the
analysis in Section I11.

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

Commission finds the proposed map amendment to the C-C zoning district does not comply
with the purpose statement of the commercial districts in that the Applicant’s request will not
adequately provide for the retail and service needs of the multi-family development and
community in accord with the Comprehensive Plan.

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

Commission finds the proposed map amendment is detrimental to the public health, safety and
welfare as the proposed uses are not compatible with adjacent uses in the area.

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 City services are available to be provided to this development. Comments
were received from WASD on this application that are included above in Section VIII.L.

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 because it
creates a County enclave and isolates the eastern property, rather than encouraging a
continuous flow between the properties, including the surrounding area.

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

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

City of Meridian | Department Report 0. V. Findings



1. That the site is large enough to accommodate the proposed use and meet all the dimensional
and development regulations in the district in which the use is located.

Commission finds that the subject property is large enough to accommodate the proposed
use and dimensional and development regulations of the C-C zoning districts (see Analysis,
Section III. for more information).

2. That the proposed use will be harmonious with the Meridian comprehensive plan and in
accord with the requirements of this title.

Commission finds that the proposed use is not consistent with the future land use map
designation of MU-R.

3. That the design, construction, operation and maintenance will be compatible with other uses
in the general neighborhood and with the existing or intended character of the general vicinity
and that such use will not adversely change the essential character of the same area.

Commission finds the proposed design of the development, construction, operation and
maintenance is not compatible with the mix of other uses planned for this area and with the
intended character of the area.

4. That the proposed use, if it complies with all conditions of the approval imposed, will not
adversely affect other property in the vicinity.

Commission finds that even if the applicant complies with the proposed staff conditions
outlined in this report, the proposed use will adversely affect other properties in the area
because it is not compatible with existing uses in the immediate area.

5. That the proposed use will be served adequately by essential public facilities and services
such as highways, streets, schools, parks, police and fire protection, drainage structures,
refuse disposal, water, and sewer.

Commission finds that essential public services are available to this property and that the use
should be adequately served by these facilities.

6. That the proposed use will not create excessive additional costs for public facilities and
services and will not be detrimental to the economic welfare of the community.

All public facilities and services are readily available for the subject site so Commission
finds that the proposed use will not create excessive costs or be detrimental to the economic
welfare of the community.

7. That the proposed use will not involve activities or processes, materials, equipment and
conditions of operation that will be detrimental to any persons, property or the general
welfare by reason of excessive production of traffic, noise, smoke, fumes, glare or odors.

Commission finds that, although traffic is sure to increase in the vicinity with the addition of
more residential units, the development would not be detrimental to others due to excessive
traffic, noise, smoke, fumes, glare or odors.
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8. That the proposed use will not result in the destruction, loss or damage of a natural, scenic or
historic feature considered to be of major importance.

Commission is unaware of any natural, scenic, or historic features within the development
area, therefore, it finds the proposed use should not result in damage to any such features.
VI. ACTION
A. Staff:

After reviewing the project for compliance with the city’s comprehensive plan and unified
development code, staff finds the project meets the intent and complies if the applicant adheres to
the conditions outlined in Section IV per the Findings in Section V of the staff report

B. Commission:

The Meridian Planning & Zoning Commission heard these items on October 3, 2024. At the public hearing,

the Commission moved to recommend denial of the subject annexation, zoning and preliminary plat

requests.
1.  Summary of Commission public hearing:
a. In favor: Wade Thomas, JD Planning and Associates
b. In opposition: Alicia Eastman, Mike Flowers, Chris Maiocca and Robin Maiocca, Amy
Wattles, and Dave Ellis,
C. Commenting: Wade Thomas, JD Planning and Associates
d. Written testimony: None
e. Staff presenting application: Bill Parsons, Current Planning Supervisor
f. Other Staff commenting on application: None
2.  Key issue(s) of public testimony:
a. Roadway capacity, traffic, density, and lack of transition with four-story buildings directly

facing single-family homes.

3.  Key issue(s) of discussion by Commission:
a. The project does integrate some of the components for mixed-use in the Comprehensive plan.
b. Adding more multi-family with the current 760 units in the vicinity right now is excessive
and not necessary.
C. The proposed development lacks smooth transitions to the surrounding areas and creates the
enclave with the county parcel in the center of the development.
d. The timing of this project is not appropriate.
4. Commission change(s) to Staff recommendation:
a. Commission recommended denial of the applications.
5. Outstanding issue(s) for City Council:
a. None

C. City Council:
Action Pending.
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VII. EXHIBITS

D. Project Area Maps
(link to Project Overview)
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3. Future Land Use
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4. Planned Development Map

Legend

Project Location

v= 2 Area of Impact E
12" City Limits

— Planned Parcels

o Analysis

1]

!,_Al
ULITTIT] I - IIIIHIIE ﬁ%@/‘ﬁ(@?@v
73 - i
. w / S ll~
=- A »\8) MRS . %
RIS ;, | RN

>
5
<

City of Meridian | Department Report 0. VIL Exhibits



Service Accessibility Report

PARCEL R7555000190 SERVICE ACCESSIBILITY

Overall Score: 28 28th Percentile

Criteria Description Indicator
Location Within 1/2 mile of City Limits YELLOW
Extension Sewer Trunkshed mains < 300 ft. from parcel -
Floodplain Within 100 yr floodplain & < 2 acres -
Emergency Services Fire Response time < 5 min, -
Emergency Services Police Meets response time goals most of the time -
Pathways Within 1/4 mile of future pathways YELLOW
Transit Within 1/4 mile of current transit route

Ultimate configuration (# of lanes in master streets

Arterial Road Buildout Status o .
plan) matches existing (# of lanes)

School Walking Proximity From 1/2 to 1 mile walking YELLOW

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

Park Walkability Mo park within walking distance by park type
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E. Site Plan (date: 5/21/2024)
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EVstudio

F. Landscape Plan (date: 5/23/2024)
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G. Qualified Open Space Exhibit (date: 5/23/2024)
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H. Pedestrian Circulation Plan (date: 5/23/2024)
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I. Building Elevations (date: 5/23/2024)
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J. Annexation Legal Description & Exhibit Map

EXHIBIT ___
ANNEXATION DESCRIPTION FOR
ROLLING HILLS NO. 1

All of Lots 1, 3. 4 & 5 and a portion of Lot 2 in Block 1 of Rolling Hill Subdivision, according to the
official plat thereof, filed in book 18 of Plats at pages 1202-2203, Ada County Records, lying within
the SW 1/4 of the SE 1/4 of Section 16, Township 3 North, Range 1 East, Boise Meridian, located
in the County of Ada, State of Idaho, being more particularly described as follows:

COMMENCING at the South 1/4 corner of said Section 16 from which the Southeast corner of
said Section 16 bears South 89°1312" East, 2676.93 feet; thence on the South line of said
Section 16. South 8971312 East, 336.06 feet to the centerline of 5. Rolling Hill Dr. and the
REAL POINT OF BEGINNING;

thence on said centerline, North 0°06'35" West, 535.60 feet to the centerine of E. View
Circle;

thence on said centerine, North 89°21°00" East, 275.85 feet;

thence continuing on said centerline 64.14 feet northeasterly on a curve to the left,
having a radius of 100.00 feet, through a central angle of 36°45°00" and a long chord
which bears Morth 70°51'14" East, §3.05 feet;

thence South 0°39'38" East, 45.00 feet lot corner common to said lots 2 & 5;

thence on the Morth line of said Lots 1 & 2, North 89°21'00" East, 333.54 feet to the
Mortheast cormner of said Lot 1;

thence on the East line of said Lot 1 and the Southerly extension thereof, Scuth
0°02'04" West, 527.28 feet to said South line of Section 16;

thence on said South line, Morth 89°13'12" West, 165.82 feet;

thence on the West line of Lot 1 and the Southerly extension thereof, North 0°01°59"
East, 330,03 feet;

thence Morth 88°13'12" West, 167 .29 feet to the East line of =aid Lot 4;

thence on the East line of said Lots 3 & 4 and the Southerly extension thereof, South
0°05'39" East, 330.04 feet to said South line;

thence on said South line, North 89°13'12" West, 335.77 feet to the REAL POINT OF
BEGINNING;

Containing an approximate area of 6.90 Acres or 300,722 square feet, more or less.
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	B. Site design. (See Staff’s analysis in bold)
	The site plan submitted with the Certificate of Zoning Compliance application should depict the location of these items in accord with this standard.
	C. Common open space design requirements.
	Staff finds the proposed open space areas within the multi-family development comply with these standards by providing open space that is well connected, highly visible, and promotes health and well-being by supporting a range of leisure and play acti...
	The submitted plans feature only one common grassy open space area of 5,000 square feet in size.
	At a minimum, a total of 64,157 s. (or 1.47-acres) of outdoor common open space is required to be provided in the proposed development. A total of approximately 63,000 square feet (or 1.45-acres) is proposed to be provided less than UDC standards. As ...
	D. Site development amenities.
	As noted above, Staff is evaluating the project as a whole and calculating the site amenities based on the multi-family requirements in the UDC. To satisfy the specific use standards for the proposed 154 multi-family units the decision-making body may...
	 Swimming pool
	 Fitness center
	 10-foot wide pathway that runs along the Ten Mile Creek
	 Bike repair station
	All amenities are located within the central open space lot adjacent to Buildings A and C. Staff recommends that the Applicant add a picnic area that includes tables, benches, and a structure for shade in the open space grassy area by the pool to enha...
	E. Landscaping requirements.
	No mitigation is required in the following:
	(1) Existing prohibited trees within the property boundary of the project;
	(2) Existing dead, dying, or hazardous trees certified prior to removal by the City of Meridian Parks Department Arborist;
	(3) Trees that are required to be removed by another governmental agency having jurisdiction over the project.
	Staff recommends that the Applicant include tree mitigation notes on the Landscape plan submitted with the future CZC Application.
	The submitted landscape plans indicate that the Applicant is in compliance with this standard.
	The applicant shall comply with this requirement and provide said document at the time of CZC submittal.
	The Applicant should work with the Police Dept. on a plan for emergency police access into each building entry point using a multi-technology keypad.
	The proposed multi-family and vertically integrated residential project incorporates a thoughtfully designed network of internal walkways, pathways, and drive aisles that enhance mobility and connectivity within the development. The site layout priori...
	The site layout includes well-placed access points and drive aisles that facilitate smooth vehicular movement, reducing congestion and providing clear entry and exit routes.
	Parking areas are strategically placed to minimize visual impact, incorporating landscape buffers, trees, and planters that maintain an attractive street presence.
	Additionally, the Applicant has extended the drive aisles and pedestrian connections for cross-access to the out-parcel within the center of this development. Staff would like to see the drive aisles stubbed to this parcel line-up directly across from...
	All fencing is required to comply with the standards listed in UDC 11-3A-7. The Applicant is not proposing fencing for this project. However, Staff recommends that 6-foot non- scalable wrought iron fence be erected as a safety barrier in compliance wi...
	along the future collector, arterial roadway, and local street. The sidewalks are separated from motor vehicle lanes by landscape planter strips, enhancing pedestrian safety and comfort by providing a clear buffer between pedestrians and vehicles. The...
	1. Access (Comp Plan, UDC 11-3A-3, UDC 11-3H-4):
	Connection to City water and sewer services is required in accord with UDC 11-3A-21 and the Comprehensive Plan.
	Level of Service Planning Thresholds
	A. Site Specific Conditions of Approval
	C. Site Plan
	D. Findings for Consideration
	E. Policy
	F. Standard Conditions of Approval
	G. Conclusions of Law
	Request for Appeal of Staff Decision
	Request for Reconsideration of Commission Action


