Meridian Planning and Zoning Meeting November 7, 2024.

Meeting of the Meridian Planning and Zoning Commission of November 7, 2024, was
called to order at 6:00 p.m. by Chairman Maria Lorcher.

Members Present: Commissioner Maria Lorcher, Commissioner Andrew Seal,
Commissioner Jared Smith, Commissioner Brian Garrett and Commissioner Sam Rust.

Members Absent: Commissioner Patrick Grace and Commissioner Matthew Sandoval.
Others Present: Tina Lomeli, Kurt Starman, Bill Parsons, Linda Ritter and Nick Napoli.

ROLL-CALL ATTENDANCE

__X___ Brian Garrett ___X____ Andrew Seal
Matthew Sandoval Patrick Grace
_ X Sam Rust X Jared Smith

X __ Maria Lorcher - Chairman
Lorcher: All right. Welcome to the Planning and Zoning meeting for November 7th,
2024. At this time | would like to call the meeting to order. The Commissioners who are
present for this evening's meeting are here at City Hall. We also have staff from the
City Attorney and City Clerk's office, as well as the Planning Department. If you are
joining us on Zoom this evening we can see that you are here. You may be observed --
you may observe the meeting, however, your ability to be seen on screen and talk will
be muted. During the public testimony portion of the meeting you will be unmuted and,
then, be able to comment. Please note that we cannot take questions until the public
testimony portion of the meeting. If you have a process question during the meeting
please e-mail cityclerk@meridiancity.org and they will reply as quickly as possible. If
you simply wish to watch the meeting we encourage you to watch on -- watch the
streaming on the city's YouTube channel. You can access it at meridiancity.org/live.
With that let us begin with roll call. Madam Clerk.

ADOPTION OF AGENDA

Lorcher: The next item -- or the first item is the adoption of the agenda. There are no
changes to tonight's agenda. Could | get a motion to adopt tonight's agenda?

Smith: So moved.
Seal: Second.

Lorcher: It's been moved and seconded to adopt tonight's agenda. All those in favor
say aye. Any opposed? Motion carries.

MOTION CARRIED: FIVE AYES. TWO ABSENT.
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CONSENT AGENDA [Action Item]

1. Approve Minutes of the October 17, 2024 Planning and Zoning
Commission Meeting

2. Findings of Fact, Conclusions of Law for McDonalds at Firenze
Plaza, by Kimley Horn, located at 3058 Amity Rd.

3. Findings of Fact, Conclusions of Law for Touchmark Office Building
A, by Conger Group, located at 3526 E. Louise Dr.

4. Findings of Fact, Conclusions of Law for Touchmark Office Building
B, by Conger Group, located at 3512 E. Louise Dr.

Lorcher: Next is the Consent Agenda. We have several items on the Consent Agenda,
including to approve the minutes of the October 17th Planning and Zoning meeting,
facts and findings and conclusions of law for McDonald's at Forensic Plaza and
Touchmark Office Buildings A and B. Could | get a motion to accept the Consent
Agenda as presented?

Rust: So moved.

Smith: Second.

Lorcher: It's been moved and seconded to approve the Consent Agenda. All those in
favor say aye. Any opposed? Motion carries.

MOTION CARRIED: FIVE AYES. TWO ABSENT.
ITEMS MOVED FROM THE CONSENT AGENDA [Action Item]

Lorcher: At this time | would briefly like to explain the public hearing process. We will
open each item individually and begin with the staff report. Staff will report their findings
on how the item adheres to our Comprehensive Plan and our Unified Development
Code. After staff has made their presentation the applicant will come forward to present
their case and respond to staff's comments. They will have 15 minutes to do so. After
the applicant is finished we will open the floor to public testimony. Each person will be
called only once during the public testimony portion. The clerk will call the names
individually of those who have signed up on our website in advance to testify. You may
come to the microphone in Chambers or you will be unmuted on Zoom. Please state
your name and address for the record and you will have three minutes to address the
Commission. If you have previously sent pictures or a presentation for the meeting it
will be displayed on the screen and our clerk will help you run the presentation. If you
have established that you are speaking on the behalf of a larger group, like an HOA,
where others from that group will allow you to speak on their behalf, you will have up to
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ten minutes -- ten minutes. After all those who have signed up in advance have spoken
we will invite any others who wish to testify. If you wish to speak on a topic you may
come forward in Chambers or if on Zoom press the raise hand button in the Zoom app
or if you are only listening on a telephone please press star nine and wait for your name
to be called. If you are listening on multiple devices, such as a computer and a phone,
please be sure to mute those extra devices so we don't experience feedback and we
can hear you clearly. When you are finished if the Commission does not have any
questions for you you will return to your seat in Chambers or be muted on Zoom and no
longer have the ability to speak. And please remember we will not call on you a second
time. After all testimony has been heard the applicant will be given another ten minutes
to come back and to respond to any concerns. When the applicant has finished
responding to the questions and concerns we will close the public hearing and
Commissioners will have the opportunity to discuss and hopefully they can make a final
decision or recommendations to City Council as needed.

ACTION ITEMS

5. Public Hearing for Tone Fitness Studio (H-2024-0050) by Taylor
Clausen, located at 3064 Milano Dr.

A. Request: Conditional Use Permit to operate an indoor recreation
facility (Indoor Gym) In a suite from an existing 3,887 square foot
multi-tenant building on 0.648 acre of land in the L-O zoning district.

Lorcher: So, tonight | would like to open the first public hearing for Item 2024-0050
Tone Fitness Studio for a conditional use permit and we will begin with the staff report.

Napoli: Good evening, Madam Chair, Members of the Commission. So, the first item
on the agenda is a conditional use permit for Tone Fitness Studio. So, the applicant is
requesting a conditional use permit to operate an indoor recreation facility in a suite
from an existing 3,887 square foot multi-tenant building. The site consists of .65 of an
acre and -- and is located at 3064 West Milano Drive as shown on the screen. The
existing zoning is L-O, which is our limited office district -- our limited office zoning and
the FLUM designation is office. The proposed use of an indoor recreation facility is a
conditional use in the L-O zoning. The L-O zoning and FLUM designation is meant to
provide opportunities for low impact business -- business in areas which typically
include professional offices, research and development, and -- and et cetera. This use
adheres to the Policy 3.07.02B, which promotes locating smaller scale neighborhood
serving commercial and office uses in close proximity to residential for convenient
access. While an indoor recreation facility can create a large impact on an area, this
indoor rec facility is more specialized, allowing for only 12 clients at any one time.
Additionally, there will be no outside activity. The proposed indoor recreation facility
provides a unique neighbor -- neighborhood serving use that can be essential for
residents in the area. The L-O zoning district restricts the hours of operation at 6:00
a.m. to 10:00 p.m., which the applicant is in compliance with and agrees to. The site
has already been approved and constructed, so it's ready just to have a tenant
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improvement for the applicant to move in. Staff is recommending approval with
conditions and has not received any written testimony at this time and | will stand for
any questions.

Lorcher: Would the applicant like to come forward? No? You are good. Okay.
Madam Clerk, do we have any -- anyone who would wish to testify?

Lomeli: Thank you, Madam Chair. No one has indicated they wish to testify.

Lorcher: Okay. And if you are comfortable with what staff had to say, | guess | will take
a motion to close the public hearing.

Rust: So moved.
Smith: Second.

Lorcher: It's been moved and seconded to close the public hearing for Tone Fitness
Studio for a conditional use permit. All those in favor say aye. Any opposed? All right.
The motion carries.

MOTION CARRIED: FIVE AYES. TWO ABSENT.

Lorcher: That seems pretty straightforward and a location that already has a building
and they are in agreement with all the conditions that staff has put forward. Any other
comments from Commissioners or a motion?

Seal: Madam Chair?

Lorcher: Commissioner Seal.

Seal: Yeah. | mean the only thing | saw on this was just the 12 clients at a time, so
definitely a small area that there -- or a building that we are dealing with. So, | can see
that that might get overrun at times, depending on their business model, so -- but
parking and everything is adequate, so --

Lorcher: Yeah. They only accept 12 clients at any one time. | don't know if there are
specific classes or it's -- it's kind of an app type of thing, but they already have a parking
lot agreement, so | think everything should be fine. Any other comments?

Rust: Madam Chair?

Lorcher: Commissioner Rust.

Rust: | move to approve File No. H-2024-0050 as presented in the staff report for the
hearing date of November 7th, 2024.
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Smith: Second.

Lorcher: It's been moved and seconded to approve Tone Fitness Studio for a
conditional use permit. All those in favor say aye. Any opposed? Motion carries.
Thank you very much.

MOTION CARRIED: FIVE AYES. TWO ABSENT.

6. Public Hearing for Black Cat East (H-2024-0047) by Sawtooth
Development, located at 935 S. Black Cat Rd. Recommend Approval
to City Council

A. Request: Annexation of 3.62 acres of land with the I-L zoning
district to allow industrial development.

B. Request: Modified Development Agreement to include this property
in the development agreement for Black Cat Industrial (H-2021-
0064).

Lorcher: The next item on the agenda is Black Cat -- Black Cat East for annexation and
a modified development agreement. We will begin with the staff report.

Napoli: Thanks, Madam Chair, Members of the Commission. So, the next item on the
agenda is annexation and development agreement modification for Black Cat East. The
applicant is requesting annexation and development agreement modification for 3.62
acres of land with the I-L Zoning District to construct approximately 74,365 square feet
of an industrial building. The site consists of 3.62 acres of land located 935 South Black
Cat Road. As shown on the screen the existing zoning is RUT in Ada county and FLUM
designation is mixed employment. This property was part of the initial application for
Black Cat East industrial as shown on the screen and it's going to be this area down
here where Building M is represented. The applicant is now seeking annexation to
integrate this property into the surrounding development and align it with the broader
planning efforts in the area. While I-L is not the preferred zone in the mixed
employment designation, the City Council previously approved a request for the I-L
zone in the surrounding development. Due to this the applicant requests the same
zoning granted by City Council with the previous application to ensure a cohesive and
consistent development. In 2022 a traffic study was completed with the previous
application and was not required with this one. However, the TIS addressed concerns
regarding traffic for this development and it was found that the infrastructure will be able
to manage the 2.2 million square feet that will be developed within the broader project.
This property was included within the scope of that traffic impact study. Additionally,
there were thresholds placed on occupied square footage that will trigger roadway and
infrastructure improvements as the development continues to be built out. The
surrounding developments have similar requirements and restrictions on development
until certain road -- road improvements are completed. According to the concept plan
the predominant use appears to be warehousing and distribution, which is consistent
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with the surrounding area and aligns with the City Council's previous approval. Access
is proposed off an existing curb cut on Grand Mogul, which is consistent with the
original concept plan. Additionally the applicant has provided ten foot detached
sidewalks on both sides of West Grand Mogul Drive consistent with the Pathways
Master Plan. The building elevations and landscape plan will be analyzed with a
submittal of the Certificate of Zoning Compliance and design review. However, the
applicant is proposing a change to one of the development agreement provisions. Staff
has talked with the applicant and | think that we are going to move forward with trying to
find a solution or some common ground before the City Council hearing. These are the
proposed elevations that we were shown and really the provision that they were in
question was the 30 percent fenestration to be measured by square footage along the
northern half of the eastern facade facing Black Cat. However, the applicant wants it to
be measured by linear feet instead of square footage of the building. So, instead of the
overall area they want it to be measured by linear feet. So, 30 percent fenestration. We
did talk with the applicant. We are willing to work with them to find a compromise to find
a solution that is both common ground for both of us prior to the City Council hearing,
but that is going to be something that we will review at the administrative design review,
so it's not pertinent to this application really. So, you guys are the recommending body,
though, with this, so you may choose to change our position. If you choose to do so
within that development agreement you can change it tonight. It's something that we
will work with the applicant on prior to City Council. So, it's -- but you guys have the
authority to change that. So, given the previous approval staff is recommending
approval and has received written testimony from Clay Sammis, who is the applicant
and developer, in opposition of the condition requiring 30 -- 30 percent fenestration
measured by square footage, but as | stated staff has talked with the applicant and we
are willing to work with them on that. So, | will stand for questions at this time.

Lorcher: Would the applicant like to come forward?
Koeckeritz: Good evening.
Lorcher: Good evening.

Koeckeritz: Good evening, Commissioners. My name is Elizabeth Koeckeritz. I'm with
Givens Pursley. 601 Bannock Street, Boise, Idaho. I'm here on behalf of the
development team, which is Sawtooth Development Group. With me today if there is
any questions that I'm unable to answer we also have Clay Sammis with the
development team and Brandon Swanson. | think Nick really -- hopefully that this is
pretty short. Nick really did cover everything today and so we are here for the
annexation and zoning for the final piece of this development. | went too far. Okay.
This was the original -- these are so touchy. Okay. This was the original site plan. It
did originally include the 3.62 acre parcel. This happened back in 2022, 2023 was the
final approval. At that time for various reasons it did not go forward. Now it's not going
forward here. Might want to try the arrows. There we go. Okay. And so ultimately this
is the site plan that was approved and it did take out this building that we are now
proposing. At that time both staff, council and the applicant wished that they could have
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included this building, but they just did not have the site control that was necessary at
the time. Since, then, fast forward another year and here we are and this is the current
site plan that was originally intended to be included. It's now here we are asking just
that this be annexed and zoned and developed really in substantial conformance with
everything else that's been going on within this development. We have the site plan
here. It does allow that hard corner to finally be developed. If you look at the various --
| believe they are in your packet -- we are doing additional fenestration, doing a big sort
of front entryway appearance area to really make that corner stand up. There is
additional parking over what's required and we are meeting all requirements of the
development code. As Nick mentioned we are not in one hundred percent agreement
yet on what the fenestration along Black Cat will be. We have been working with them
closely. We proposed some language today. They have come back with other
language. And so at this point in time just continue to -- we ask to continue to work with
them to come up with some language that will work for all parties in the future. It is
really a design review issue, but at the same time if it's in the development agreement
we want to make sure we have it right right from the start and so with that we would ask
approval of the annexation and zoning of this parcel.

Lorcher: Thank you. Commissioners, do we have any questions for the applicant?
Rust: None at this time.

Lorcher: All right. Thank you very much.

Koeckeritz: Thank you.

Lorcher: Madam Clerk, do we have anyone to testify?

Lomeli: Madam Chair, no one has signed up.

Lorcher: Anything else that you would like to add or are you good? Okay. Then | will
take a motion to close the public hearing.

Smith: So moved.

Seal: Second.

Lorcher: It's been moved and seconded to close a public hearing on Black Cat -- Black
-- why can't | say that -- Black Cat East. All those in favor say aye. Any opposed?
Motion carries.

MOTION CARRIED: FIVE AYES. TWO ABSENT.

Lorcher: It appears that this was not available at the time that they had made the Black
Cat industrial, but it has always been planned for it, so it just kind of continues on.
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Smith: Madam Chair?
Lorcher: Commissioner Smith.

Smith: | guess just a question for -- for staff, because it seems like this is whatever the
language kind of is at it seems like the idea is that it's kind of going to be tweaked
probably a little bit. So, from my perspective | think the question is what is -- | guess
best for the -- the kind of agreement -- or the cooperation going forward. Is it -- should
we just kind of set what staff's recommending and, then, work back from there or tailor
down? Does -- does it really matter all that much regarding kind of the final product |
guess is -- is the guidance I'm looking for here.

Napoli: Madam Chair, Commissioner Smith, as far as with that, correct, if you guys
were to just approve the staff report as staff has presented it today, it is something that
we can work with the applicant on to modify before City Council. As far as with that if
you guys did like their provision change more than staff's, you guys could condition it to
do that as well to where we will change it and we can still work with them to find a
solution there. It's just a matter of really what you guys would like to do. But either way
it's something that we will probably work with them on and it will probably change a little
bit before the -- the City Council hearing.

Lorcher: | think as long as it looks like it belongs there and it's not an afterthought,
whether, you know, it comes from linear feet or square feet or -- or whatever the
language ends up being, so that it -- it seems like it's always been a part of it I'm sure
you can come to some kind of wording and discussion on how that would be. | mean if
this is the rendering, it looks like, you know, the buildings are a little bit -- several
different directions. This one seems to be the smallest of all of them, even at 76,000
square feet, but | think the goal is just to make sure that they all belong together.

Smith: Madam Chair, | will make a motion.

Lorcher: Commissioner Smith.

Smith: After considering all staff, applicant, and public testimony, | move to recommend
approval to the City Council File No. H-2024-0047 as presented in the staff report with
no modifications.

Seal: Second.

Lorcher: It's been moved and seconded to apply -- to approve File No. 2024-0047 with
no modifications. All those in favor say aye. Any opposed? All right. Motion carries.

Thank you very much.

MOTION CARRIED: FIVE AYES. TWO ABSENT.
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7. Public Hearing for Summerlin West (H-2024-0023) by Laren Bailey,
Conger Group, located on the east side of S. Locust Grove Road,
between E. Lake Hazel and E. Columbia Roads in the SW 1/4 of
Section 5, Township 2N, Range 1E

A. Request: Annexation of 63.965 acres of land From the RUT zone in
Ada County to the R-8 (medium density), 17.27 acres and R-15
(medium high-density) 46.69 acres.

B. Request: Preliminary Plat consisting of 339 building lots and 28
common lots on 63.17 acres of land zoned R-8 and R-15 zoning
districts.

Lorcher: All right. Moving right along. The next item is Summerlin West for annexation
and preliminary plat on Locust Grove between Lake Hazel and Columbia Roads. We
will begin with the staff report when they you are ready.

Ritter: Good evening, Commissioners. So, tonight we are here for a -- an annexation
with zoning to R-8 and R-15. The project is -- it's -- so, it's an annexation with zoning
from rural urban transition to R-8 medium density and R-15 medium high density and a
preliminary plat application to allow for the development of a 367 lot subdivision
consisting of 330 residential lots and 28 common lots on 63.17 acres. The site is
located between -- it's on Locust Grove just before Columbia Road. Sorry. This will be
the R-15 portion that they are proposing and this is the R-8 portion that they are
proposing and they are proposing to do this in six phases. So, the proposed density for
the 17.274 acres of land for the R-8 district equates to 2.95 dwelling units per acre and
6.12 dwelling units per acre for the 46.691 acres proposed for the R-15. So, the
applicant states that the proposed project has an overall gross density of 5.37 dwelling
units per acre, meeting the density range listed above. So, staff finds the proposed
preliminary plat and the requested R-8 and R-15 zone to be generally consistent with
the future land use map designation medium and low density residential. So, although
the R-8 zone meets the requirements of three or less dwelling units per acre, it does not
meet the intent of the low density residential FLUM designation as outlined in our
Comprehensive Plan. So, low density residential allows for the development of single
family homes on large estate lots. So, these are often transitions between the existing
rural residential and urban properties. Development needs to respect agricultural
heritage and resources, recognize view shares, open spaces and maintain or improve
the overall atmosphere of the area. The use of open spaces, parks, trails and other
appropriate means should enhance the character of the area. Density bonus may be
considered with provisions of additional public amenities, such as a park, school or land
dedicated for the public service. So, this is how our comp plan identifies this. So, staff
recommends that there is a shift from the R-8 designation to the R-2. That slide real
quick. Oops. So, we recommend a shift from the R-8 designation to an R-2 and R-4
zoning with larger lots that are 8,000 to 12,000 square feet, which aligns with the goal of
creating a smoother transition between the rural and urban properties and, again, the
emphasis on larger estate lots in the transition serves -- area serves several important
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purposes. Again, preserving the rural character by opting for larger lots the
development can offer a buffer that respects the rural and agricultural heritage of the
area and maintaining a sense of openness, recognizing the scenic view shares and
open space, larger lots allow for more open space, which can help with key -- key views
and create less dense, more spacious environment. This approach is particularly
valuable if the area has a scenic or historic value that residents and communities wish
to preserve. Ensuring compatibility, transitioning with larger lots prevent a -- prevents a
stark contrast between high density urban properties and low density in rural areas,
helping to avoid potential issues with traffic, noise and visual impacts for existing rural
properties. Enhancing quality of life, maintain an open space and respecting the area's
agricultural routes can contribute to a more cohesive community atmosphere,
balancing growth and preservation of the area's heritage. The recommendation
supports the balance of growth approach that will be more sensitive to the area's unique
character and appeal. So, access to this property is proposed from Summerlin Drive
via Locust Grove, which is this road right here. A secondary access is proposed via the
north-south collector roadway, which is over here, which is Barchetta Avenue, which
abuts the southeast property line. Ada County Highway District -- not too limited -- for
Ada County Highway District not to limit this development to one thousand trips per day
or -- or a final plat of a hundred building lots, they have to provide a secondary access.
The applicant is proposing to construct an emergency access on Locust Grove
approximately 430 feet south of Summerlin Drive and in alignment with Ambervale
Street. So, they are propose -- proposing a secondary access on this slide, which is not
showing on this site map. The applicant may have a better slide that shows the
secondary access. There is a proposed stub street as part of the Hadler Subdivision,
so located on the north side of the site. There is a -- an existing private road, which is
Cavalli Lane, which is separating the site in Hadler Subdivision. ACHD is requiring that
that private road be closed at the intersection of Locust Grove when the parcels to the
east being served by this roadway develop to allow for the stub street that was
approved as the Handler Subdivision to be extended into the future and allow for site
circulation. So, again, the applicant was required to provide a stub street in the site's
north property boundary and then -- and in alignment with the stub street approved with
Hadler. So, there is a stub street that goes up to -- to this alignment road here. So,
staff has concerns regarding the access management and impacts due to the close
proximity of the private road to the proposed public roads from Summerlin Drive. Staff
feels the applicant and the adjacent property owner should coordinate to develop a
shared access solution. A shared access point could potentially reduce traffic
congestion and simplify entry-exit points, particularly for larger developments and not
leave 50 feet of undeveloped land. The applicant needs to provide a stub street -- again
we are asking that the applicant provided a stub street to the property -- from here to the
property to the south, parcel R831520030 over the Rawson Canal. For ACHD, other
than access specifically approved with this application, direct access to Locust Grove is
prohibited. Sorry for the back and forth. So, it appears that several blocks may exceed
the 750, but the applicant has provided a pedestrian connection as allowed by the UDC.
However, Crimson Clover Drive exceeds the maximum length of 1,200 feet by
approximately 665 feet. The applicant needs to request a waiver from Council for the
exceeded block length. So, the -- this is the landscape plan for the subdivision. It
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appears to meet the requirements of the UDC. They may need to add -- actually they
need to add pathway landscaping on the south side of this pathway along the Rawson
Canal. That is part of the conditions for their landscape plan that they need to provide
that. They do meet their open space requirement. They -- but they are missing one of
the requirements, which is the multi-modal, so they need to either add like a --
something from that category. So, they were missing that when we reviewed our open
space requirements. They had something from all the other categories. That's just the
one category that they are missing something from. These are the amenities that they
are proposing for this development, which are similar to the ones that they normally do.
Pickleball courts, dog park, pathways and tot lot. One of the things that staff has
requested as part of this as -- within the R-15 zone designation. So, again, that allows
for reduced lots down to 2,000 square feet and -- and it provides flexibility for a
developer to support a diversity and variety of housing types. This can create a
dynamic multi-generational community where residents can transition through different
stages of life, kind of known as aging in place, while remaining in the same
neighborhood. This type of zoning, in conjunction with other designations should be
used to support diverse housing mix that supports long-term residency and continuity
with the community, promoting stability and a sense of place for residents throughout
different stages of life. Comprehensive Plan Policy 2.01.01, it encourages diversion
housing options suitable for various income levels, household size and lifestyle
preferences. Comprehensive Plan Policy 2.01.01-G states development should avoid
the concentration of any one housing type or lot size in a geographical area, provide for
diverse housing types throughout the city. So, staff is recommending that the applicant
provide a mix of dwelling types, such as single family attached or townhomes within
Block 2, Lots 2 through 12, Block 3 Lots 2 through 20 and Block 4 Lots 2 through 20 of
the proposed development as supported by the Comprehensive Plan within the R-15
Zoning District. So, the applicant did provide three conceptual building elevations for
the proposed subdivision. The applicant states that the homes in the Summerlin West
Subdivision will include a mix of different product type, two story and single story
detached single family homes. So, buildings should be designed with elevations that
create interest for the use of broken plains, windows, and fenestration that provide a
rhythm of materials and patterns. Design review is not required for a single family
detached structure. However, because the rear and sides of the homes facing Locust
Grove Road or Barchetta Avenue and the collector portion for Summerlin Drive will be
highly visible, staff recommends a DA provision requiring that these elevations
incorporate articulation through changes in two or more of the following: Modulation,
bays, banding, porches, balconies, material type or other integrated architectural
elements to break up the monotonous wall plains and roof lines that are visible from
adjacent public street. Single story homes are exempt from this requirement. Design
review is required for single family attached and townhomes. The design review will
have to meet requirements outlined in the city's architectural standards. So, there were
some issues and waivers that were -- staff was aware of during this process. Again, the
access management that | talked about with the Summerlin Drive, the proposed public
road being in close proximity to the private road Cavalli Lane. They will be required to
ask for a waiver to keep the canal open. They are not proposing to tile it. Again, the
waiver for the block face length for East Crimson Drive -- Clover Drive and, then, we
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also received something from the Kuna School District saying that they cannot serve the
proposed development, because the proposed plat in this zone are beyond the district's
capacity. The proposed development will impact Silvertrail Elementary, Fremont Middle
School, Kuna High School and Swan Falls High School, which are already at or over
capacity with the current enrollment. We did receive testimony from Anna Canning from
Centurion Engineering talking about the treatment of Cavalli Lane, the phasing of stub
streets and utilities and the sizing of the sewer line in the project and also we see -- we
received a written comment from Tony and Jeanie Mayer expressing that the
neighborhood meeting did not meet the city's requirement. The zoning density is more
than recently approved with the Centennial Park Subdivision to the immediate north
and, then, along the canal do not meet the intended buffer requirement and also no
safety measures on the south side of the Rawson Canal. At this -- with that -- well, staff
-- we do have some concerns about if the public meeting wasn't held to city standards
that is a concern and about the private road and the public road being in safe -- in close
proximity to one another. But staff did recommend approval of this with the findings and
the conditions outlined in the report and at this time | will stand for any questions that
you have.

Lorcher: Would the applicant like to come forward?
Clark: Hi, everybody. How's it going?
Lorcher: Good.

Clark: Hethe Clark. 251 East Front Street in Boise, representing the applicant, and |
would just like to point out that after all that we do have a recommendation for approval
and so let's just try to figure out the -- the elements that need to be figured out here. We
think we have a good project. Commissioner Smith, | think we have an easy one,
frankly, on this one to go back to the check-in that you and | had at the beginning of
these hearings. So, as soon as that presentation's up | will kind of dive in. The -- the
project, as you guys know, while she's getting that put together, is in south Meridian;
right? We are near Discovery Park. You can almost hit it with a good Frisbee throw.
It's really well located near the new fire station. The property that was previously platted
is the Hadler Subdivision is what's immediately to the north of us. That's a project that
we did a couple years ago and so that will come up as we -- as we do the discussion
here tonight, just some reminders of that. The other unique element of the project is
that we do have the Rawson on the south and so that's a design constraint that led
specifically to the waivers that we are -- we are doing tonight, but these are the good
waivers. These are the waivers that Commissioner Seal really likes, because we are
keeping the Rawson open for the pathway. So, this is the -- what | just described a
second ago a picture of the Rawson and this is from further up, but this is, essentially,
what it looks like in this area. Comprehensive Plan. So, the comprehensive planning
shows the majority of the site is as MDR and the lower quarter is LDR against the
Rawson. Remember that under the comp plan you have the ability to stretch
designations. We haven't asked to do that. The reason for that is that we have zoning,
R-15 and R-8, that is consistent with the Comprehensive Plan, but as you guys know
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the Comprehensive Plan doesn't really tie specifically to a particular zone. Instead it
ties to a particular density. Our densities -- so for the MDR the density should be
between three to eight units per acre per the Comprehensive Plan. Our MDR density is
6.12. The LDR density should be less than three. We are at 2.95. So, we are within
the densities that are prescribed by the Comprehensive Plan. Staff agrees with that,
though, there is some additional conversation later on in terms of some of staff's
preferences that we will -- we will get back to you. With regard to the site plan, overall
we are blended to the five units per acre. It's a very nicely designed project. Significant
open space. Harmonious with the Rawson Canal on the south -- south. We have a ton
of amenities. Someday | will get Linda to actually say the number of amenity points that
we got, but we tripled the amenity points. Another point | -- | guess maybe this might be
a good time to show you this, if the mouse will keep up with me. Linda was pointing out
the question of secondary access. So, our project -- the first phase would be to build
this through here. The second phase connects out to the east with this collector. So,
that would be our secondary access assuming that the rest of the collector is built north
to south. Meridian -- excuse me -- ACHD doesn't want us to build an island of collector
against our property, so if the rest of it's not connected we have provided secondary
access, emergency access on the west side of the property. So, that's what Linda was
describing to you before. We are of the opinion that that secondary access probably
won't be needed, but we have the contingency plan in place in case we do. So, we are
well in excess of the open space requirements. City requires 15 percent or nine and a
half acres. We are at 24 percent. So, that's in -- we are in excess of the city
requirements by six acres. It's a very well connected project. In addition to the internal
paths and sidewalks we are doing over one mile of regional pathways, much of which is
along the Rawson Canal and as | mentioned we are doing a Commissioner Seal type
pathway with the Rawson open, about 75 feet of space there along the Rawson. We
are doing landscaping on both sides of the Rawson. We are at the preliminary plat
stage, so those plans are not going to be specifically detailed just yet, but it will be
landscaped on both sides. Fencing is required so that safety question will be
addressed. As is typical of the developer we are going to provide amenities that, again,
blow those requirements out of the water. We have a community pool on this one. The
play structures, soccer fields, pickleball fields, dog parks, pathways -- it all adds up to a
38 and a half amenity points. The requirement's 13. So, that's why | say we nearly
have all the amenity points on this one. The question on the multi-modal -- we will talk
to staff about that. We don't have an issue with adding a multi-modal amenity. | tend to
think that a regional pathway is a multi-modal amenity, but we will work that out with
staff and -- and we don't have an issue with the -- the requirement for an additional
multi-modal. These are the elevations and the homes that we are proposing. It is a mix
of single family detached. That's what the market wants. Here you can see our single
story elevations, two story elevations and here are the elevations for the R-8 areas that
will include some two-story and | want to talk about the way that these are mixed. So,
we -- we have this -- these mixed through the project in a very thoughtful way. So, it will
be single story against the -- only against -- let me say this -- not get myself all tied up
here. Single story only against the collectors on each side and then -- so, the -- the
issue is -- that Linda was mentioning about the -- you know, being concerned about
what things look on the backside up against the collectors is not an -- is not an issue.
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We have a mix of 32 foot lots internal to the project and on the northeast those 32 lots
range all the way up to the 70 foot lots -- 60 and 70 foot lots in the R-8 area. In terms of
timeline, we would anticipate bringing on about 40 homes per year. The first final plat
sometime in 2025. First homes in 2026. From there it's likely an eight year build out
with, again, approximately 40 homes per year. So, let's go to the -- the staff report and
really there is only three items to discuss. The first -- and, again, we do have a
recommendation of approval. We are in -- we are consistent with the code and the --
those waivers that we are talking about are all related to the existence of the Rawson
and we would want to keep the Rawson open and, then, when you have a block length
-- a road that meanders along the Rawson it's going to be a little bit long. So, that's why
we have the -- the waiver there. But we do have concerns with a couple of the staff
conditions. So, I'm going to hit those in turn. So, condition two -- this was a condition
that dictates -- that we changed the housing from detached to attached or townhomes in
three specific blocks. Those are the ones that staff prefers and we do not see a
requirement for that in the comp plan or the code. Condition 3-C is the second bullet.
That condition dictates that we change the R-8 zoning on the south to R-4 or R-2. This
despite the fact that we do meet the densities that are identified in the comp plan. And,
then, finally Condition 3-D dictates that we include a stub to the south across the
Rawson despite ACHD having removed that requirement from their report. So, with
regard to the mix of housing types, Condition 2 says that staff wants us to replace the
housing we have shown with attached or townhomes in Blocks 2, 3 or 4, in quote, as
allowed by the Comprehensive Plan within the R-15 zoning district. Close quote. Note
staff doesn't say as required, but, instead, says as allowed and that's appropriate. The
Comprehensive Plan does encourage housing types, but it -- it -- it encourages it across
the city at large. There is no -- there is nothing in the Comprehensive Plan that says
residential FLUM project has to have a mix of housing types within that residential
FLUM designation. So, we do that -- we contribute to the mix of housing types by -- in
the comp plan, quote, the city identifies the diverse housing types throughout the city by
providing a mix of future land use designations, which on page 2-3 of the
Comprehensive -- Comprehensive Plan says, quote, that allows the city to integrate a
range of residential unit densities. So, keep in mind what our project -- product is. You
have all seen our applications before. These are high end, high quality, small footprint
homes. They are more accessible than a lot of what's built in the city, but there -- and
we -- but they cater to the empty nester, the divorcee, the young professional that
doesn't want to have a large yard. Given our unique lot size, price point and target
market, we are providing diversity of housing in the city by our existence. Again, staff's
condition is that we change from the market that we know and the market that we know
exists and the type of housing that we know folks want, to what staff prefers in these
three different blocks. The problem is that there is no requirement in the
Comprehensive Plan to have a mix of housing types within each project in a residential
FLUM, but beyond that this is, essentially, some -- a type of -- call it a social engineering
approach. We meet the code and we should be able to build what we understand the
market wants. But also keep in mind that this just isn't a monolith of the same homes.
We have 32 foot lots, 38 foot lots, 41 foot lots, 70 foot lots -- mix of single and two story.
So, there is plenty of variation of size and price point to give you that kind of mix through
the -- the -- through the course of their project. So, there is no reason for this condition
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and we would ask that condition two be removed. Next one was replacing R-8 with R-4,
| guess, or also R-2. | will start with a little bit of explanation, because | think, you know,
Commissioners, you all know that R-4, R-8, R-15 that doesn't correlate to density,
that's just a -- that's a shorthand that we are -- that we are -- that we use in the -- in the
city. While this is only R-8, the dimensional standards are more similar to an R-4. So,
we have 60 feet of street frontage on those lots. The minimum in the R-4 is 60 feet.
The problem for us is in using an R-4 is that R-4 kind of is a unique outcome in all of
this, has a minimum lot size of 8,000 square feet. Our lots are going to be a little bit
smaller than that. So, we needed to do the R-8, because of the way the code is written,
but this lives just like an R-4 because of the -- your front -- your frontage on each street
is going to be just like an R-4 project. But here is a more important point. What we are
dealing with in R-8 is consistent with a Comprehensive Plan. As noted before the R-8
zones -- or, excuse me, the -- | should have said the LDR density requirement is 2.95
units per acre, which matches the comp -- and -- or, excuse me, is below three. We
have 2.95. Our R-8 area matches the Comprehensive Plan designation requirements.
So, let's talk a little bit, too, about that transition in general. So, we have the
Comprehensive Plan that says that -- where we think that we are consistent with it, but
how does it transition to the south? It still transitions very well. So, again, we have the
Rawson between our project and the properties to the south, but if you look at the
existing development -- and this is looking from the -- like toward the southwest from our
project towards Columbia Road, we have well in excess of 300 feet between these
properties in the irrigation easement and an additional 76 feet of irrigation easement,
ten feet of regional pathway and 20 feet of easement. So, there is more than adequate
buffer here for anything that would be proposed. That's -- that's a monster buffer. But |
would also keep in mind that if this area redevelops you would be talking about
collecting the larger parcels, putting -- you know, scraping the houses, doing all 